
 

BOARD ACTION SUMMARY SHEET 

MEETING DATE: May 6, 2024 

TOPIC Snug Harbor – Multiple Family Site Plan Review 

BACKGROUND BRIEF: Snug Harbor is a proposed four-unit multiple-family development at 160 Heights 
Road, developed by Snug Harbor Orion, LLC, a subsidiary of Moceri Companies. The Project is located 
on one parcel (09-11-403-006) on the north side of Heights Road and west of Broadway (M-24), 
adjacent to the approved Mystic Cove development. The applicant is seeking preliminary site plan 
approval for the project, which includes: 

 Demolition of primary commercial structure and two accessory buildings;  

 Construction of two townhomes and two stacked flats for a total of four dwelling units;  

 General site improvements such as landscaping, lighting, interior sidewalk, utilities, etc.  

The project has undergone two rounds of review with Village staff and consultants and is in substantial 
compliance with the Zoning Ordinance. 

RECOMMENDED MOTION: To approve the preliminary site plan for “Snug Harbor,” a four-unit, 
multiple family development located at 160 Heights Road (Parcel 09-11-403-006), as proposed, subject 
to the conditions of the Village Planner’s report as follows [and as modified during this meeting]: 

 Landscape plan discrepancies are corrected. 

 Waiver is granted from landscape diversity requirement. 

 The required pedestrian connections are provided. 

 Additional off-street parking is provided OR a lesser parking requirement is approved OR off-
site parking is approved, conditioned upon proper authorization being received from Village 
Council Oakland County Road Commission. 

 Color renderings and material samples are approved.  

ATTACHMENTS:  
Application 
Purchase Agreement 
1st Staff Review Letters (3) 
1st Application Response Letter 
2nd Staff Review Letters (3) 
2nd Applicant Response Letter 
 
Site Plans provided in hard copy 
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SNUG HARBOR

VILLAGE OF LAKE ORION, OAKLAND COUNTY, MICHIGAN

SITE AND CONSTRUCTION PERMIT PLANS
PARCEL NO. 09-11-403-006

ENGINEER
GIFFELS WEBSTER
MS. NANCY STANDISH, PE
1025 E. MAPLE, SUITE 100
BIRMINGHAM, MI 48009
PHONE:  (248) 852-3100

SURVEYOR
GIFFELS WEBSTER
MR. CHRIS ASIALA, PS
1025 E. MAPLE, SUITE 100
BIRMINGHAM, MI 48009
PHONE:  (248) 852-3100

LOCATION MAP
NOT TO SCALE

APPLICANT
MOCERI COMPANIES
3005 UNIVERSITY DRIVE
AUBURN HILLS, MI 48326
PHONE: (248) 340-9400

LANDSCAPE ARCHITECT
GIFFELS WEBSTER
MR. MARK HANSEN
1025 E. MAPLE, SUITE 100
BIRMINGHAM, MI 48009
PHONE: (248) 852-3100

GENERAL NOTES:
1. ALL CONSTRUCTION SHALL BE PERFORMED IN ACCORDANCE WITH THE CURRENT STANDARDS AND SPECIFICATIONS OF THE

VILLAGE OF LAKE ORION, OAKLAND COUNTY WATER RESOURCES COMMISSIONER, AND THE MICHIGAN DEPARTMENT OF
ENVIRONMENT, GREAT LAKES AND ENERGY.

2. ALL WORK WITHIN THE OAKLAND COUNTY ROAD COMMISSION OR MDOT RIGHT-OF-WAY SHALL BE IN ACCORDANCE WITH
SUPPLEMENTAL PERMIT SPECIFICATIONS AND BY PERMIT ONLY.

3. ALL PERMITS REQUIRED SHALL BE OBTAINED BY THE CONTRACTOR.  ALL PERMIT FEES, BONDS, AND INSURANCE REQUIRED BY
THE ISSUING AGENCIES SHALL BE PROVIDED BY THE CONTRACTOR, AND MUST BE KEPT CURRENT. THE CONTRACTOR IS
RESPONSIBLE FOR ALL OTHER FEES, INSPECTION COSTS, ETC., AND SHALL ADHERE TO ALL REQUIREMENTS SET FORTH IN SAID
PERMITS.

4. 72 HOURS PRIOR TO EXCAVATION, THE CONTRACTOR SHALL NOTIFY MISS DIG (1-800-482-7171) FOR LOCATION OF
UNDERGROUND AND CABLE FACILITIES, AND SHALL NOTIFY REPRESENTATIVES OF OTHER UTILITIES LOCATED IN THE VICINITY
OF THE WORK.

5. UTILITY INFORMATION SHOWN ON THE PLANS WAS OBTAINED FROM UTILITY OWNERS AND MAY OR MAY NOT BE ACCURATE AND
COMPLETE.  CONTRACTOR SHALL VERIFY AND/OR OBTAIN ANY INFORMATION NECESSARY REGARDING THE PRESENCE OF
UNDERGROUND UTILITIES WHICH MIGHT HAVE AN EFFECT ON THIS PROJECT, AND SHALL BE RESPONSIBLE FOR ANY DAMAGE
TO ANY PUBLIC OR PRIVATE UTILITIES, SHOWN OR NOT SHOWN ON THE PLANS.

6. THE UTILITY POLES SHOWN ON THESE DRAWINGS ARE INTENDED TO SHOW ONLY THE LOCATION OF EXISTING POLES. THE
CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE QUANTITY AND DIRECTION OF OVERHEAD LINES.

7. THE CONTRACTOR SHALL PROVIDE FOR CONTROLLED ACCESS TO THE SITE FOR USE BY THE VARIOUS WORK FORCES,
EMERGENCY VEHICLES, OCCUPANTS, VISITORS, ETC. THROUGHOUT CONSTRUCTION. THIS ACCESS MUST PROVIDE FOR THE
REMOVAL OF MUD FROM VEHICLES TIRES.  ROADWAYS AND DRIVEWAYS SHALL BE MAINTAINED AND OPEN FOR EMERGENCY
VEHICLES AT ALL TIMES. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY THE RESIDENTS AND BUSINESSES,
WHOSE DRIVEWAYS ARE AFFECTED BY HIS SCHEDULE, 24 HOURS IN ADVANCE. CONTRACTOR SHALL SCHEDULE
CONSTRUCTION AT NON-PEAK USE HOURS AND SHALL MINIMIZE DRIVEWAY CLOSURE BY EXPEDITING CONSTRUCTION.

8. DURING CONSTRUCTION, CONTRACTOR MAY ENCOUNTER SPRINKLER HEADS, PIPING, LIGHTING, AND BURIED ELECTRICAL
CABLE, MAILBOXES, FENCES, SIGNS, ETC.  CONTRACTOR SHALL REPLACE AND/OR RESTORE ALL COMPONENTS OF SUCH
SYSTEMS.  THIS WORK SHALL BE INCIDENTAL TO THE PROJECT.

9. RIGHT-OF-WAYS AND FRONT OF LOTS DISTURBED BY CONSTRUCTION SHALL BE RESTORED BY TOPSOIL, SEED AND MULCH.

10. THE CONTRACTOR IS REQUIRED TO CONFINE CONSTRUCTION ACTIVITIES TO THE LIMITS OF THE SITE AS SHOWN ON THE
CONSTRUCTION PLANS.  ANY DAMAGE OR DISRUPTION TO ADJACENT SITES IS THE RESPONSIBILITY OF THE CONTRACTOR TO
CORRECT IMMEDIATELY.  NO OFF-SITE WORK SHALL BE PERFORMED OUTSIDE OF PUBLIC RIGHTS-0F-WAY OR DEDICATED
EASEMENTS WITHOUT PRIOR WRITTEN APPROVAL OF THE PROPERTY OWNER.

11. GREAT CARE SHALL BE TAKEN TO AVOID DAMAGE TO VEGETATION OUTSIDE THE CLEARING AND GRUBBING LIMITS. NO DRIVING
OR PARKING OF VEHICLES AND/OR STORAGE OF MATERIALS AND SUPPLIES SHALL BE PERMITTED OUTSIDE THE LIMITS OF
CONSTRUCTION.

12. THE PROTECTION OF EXISTING TREES, AS REQUIRED, SHALL BE SOLELY THE CONTRACTOR'S RESPONSIBILITY.

13. FINAL CLEANUP AND RESTORATION SHALL CONSIST OF FINE GRADING OF CONSTRUCTION AREAS, REMOVAL OF
CONSTRUCTION SIGNS, ETC. TOPSOIL SHALL BE SPREAD OVER ALL DISTURBED AREAS, FOLLOWED BY SEED, FERTILIZER AND
EROSION MAT OR STRAW MULCH, OR AS FURTHER REQUIRED BY THE LANDSCAPING PLANS AND SPECIFICATIONS.  ALL
REQUIRED RESTORATION ITEMS NOT SPECIFICALLY IDENTIFIED AS A PAY ITEM SHALL BE CONSIDERED INCIDENTAL TO THE
CONTRACT.

14. ALL RESTORATION SHALL BE SPECIFIED ON THE PLANS AND IN THE SPECIFICATIONS.  NON PAY ITEMS SHALL BE INCIDENTAL TO
THE PROJECT.

15. THE CONTRACTOR AND/OR HIS SUBCONTRACTORS SHALL NOTIFY THE VILLAGE OF LAKE ORION, ORION TOWNSHIP FIRE
DEPARTMENT, THE ORION TOWNSHIP POLIC DEPARTMENT, MDOT AND THE OAKLAND COUNTY ROAD COMMISSION TWO (2)
WEEKS PRIOR TO THE BEGINNING OF CONSTRUCTION.

16. THE CONTRACTOR SHALL PROVIDE NECESSARY SIGNS, BARRICADES, AND LIGHTS TO PROTECT THE TRAFFIC AND THE WORK
AS DIRECTED BY THE FIELD ENGINEER OR THE ROADWAY JURISDICTIONAL AGENCY. ALL TRAFFIC CONTROL SHALL BE IN
ACCORDANCE WITH THE MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MMUTCD.)

17. ALL LOT MARKERS AND MONUMENT POINTS DISTURBED DURING CONSTRUCTION SHALL BE REPLACED BY A REGISTERED LAND
SURVEYOR AT THE EXPENSE OF THE CONTRACTOR.

18. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL DEWATERING REQUIRED TO CONSTRUCT THE PROPOSED UTILITIES AND
SHALL BE DONE PER APPROVED DEWATERING PLAN. COST OF DEWATERING SHALL BE INCIDENTAL TO THE PROJECT.

APPROVALS AND PERMITS

NAME SUBMITTAL DATE APPROVAL DATE
SITE PLAN

PERMIT NO.

VILLAGE ENGINEERING APPROVAL

-OAKLAND COUNTY SANITARY APPROVAL

VILLAGE WATERMAIN APPROVAL

-VILLAGE SANITARY APPROVAL

OCWRC SESC PERMIT

RCOC UTILITY PERMIT

RCOC APPROACH PERMIT

-- -

EGLE WETLAND PERMIT

-

-

-

-02.29.2024

-

-

-

-

-

-

-

-

- - -

-- -

- - -
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DEMOLITION NOTES:
1. WITH THE EXCEPTION OF AN AMOUNT OF EXCAVATED MATERIALS SUFFICIENT

FOR BACKFILLING AND  CONSTRUCTION OF FILLS AS CALLED FOR ON THE PLANS
AND AS INDICATED BELOW, ALL BROKEN CONCRETE,  STONE AND EXCESS
EXCAVATED MATERIALS SHALL BE DISPOSED OF BY THE CONTRACTOR.

2. THE CONTRACTOR WILL BE REQUIRED TO OBTAIN THEIR OWN DISPOSAL
GROUND, AND WILL RECEIVE NO ADDITIONAL COMPENSATION FOR DISPOSING
OF ANY OF THE EXCESS MATERIALS.  MATERIALS ACCEPTABLE TO THE
ENGINEER MAY BE DISPOSED OF ON-SITE AT THE CONTRACTORS EXPENSE IN A
MANNER APPROVED IN ADVANCE BY THE ENGINEER.

3. EXISTING UTILITIES ON SITE WILL BE CAPPED OR BULK-HEADED AT THE MAIN IN
ACCORDANCE WITH VILLAGE OF LAKE ORION AND SERVICE PROVIDER
STANDARDS.  ALL BULKHEADING AND/OR SEWER PIPE REMOVAL NECESSITATED
BY THE REMOVAL OF DRAINAGE STRUCTURES SHALL BE INCLUDED IN THE
STRUCTURE REMOVAL.

4. THE CONTRACTOR SHALL COORDINATE WITH AFFECTED UTILITY COMPANIES
FOR THE REMOVAL OR RELOCATION OF UTILITY AND LIGHT POLES.

5. STREET SIGNS IN THE WAY OF CONSTRUCTION WILL BE REMOVED AND RESET
IMMEDIATELY IN A TEMPORARY LOCATION, AS APPROVED BY THE FIELD
ENGINEER.

6. THE CONTRACTOR SHALL PROTECT ALL EXISTING SIGNS AND POSTS
SCHEDULED TO REMAIN, AS DIRECTED BY THE FIELD ENGINEER.

7. ALL UNDERGROUND UTILITIES NOT INDICATED FOR REMOVAL SHALL BE
PROTECTED THROUGHOUT CONSTRUCTION.

8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING ALL PRIVATE
PROPERTY (INCLUDING BUILDINGS AND FOUNDATIONS) THROUGHOUT
CONSTRUCTION AND SHALL MAINTAIN SAFE PEDESTRIAN ACCESS AT ALL TIMES.

9. EXISTING PAVEMENTS, SIDEWALKS, CURBS, DRIVEWAYS, GUTTERS,
CROSSWALKS, AND OTHER BITUMINOUS OR CONCRETE SURFACES TO BE
REMOVED, SHALL BE REMOVED TO THE LIMITS SHOWN, NEAREST JOINT OR AS
REQUIRED BY THE FIELD ENGINEER. REMOVAL SHALL BE CAREFULLY DONE AND
TO A NEAT LINE. CONCRETE SAWS OR OTHER MECHANICAL EQUIPMENT
APPROVED BY THE FIELD ENGINEER SHALL BE USED ON THIS WORK.
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APPROVAL02.29.2024

SITE AND PAVING
PLAN

1"=10'
C3

SITE PLAN NOTES:
SITE AREA: 12,878 SF, 0.296 ACRES
ZONING: MU, MIXED USE
ALLOWED DENSITY: 15 RESIDENCES/ACRE
15 RESIDENCES / ACRE x 0.296 ACRES: 4.43 RESIDENCES

PROPOSED RESIDENCES:
TOWNHOMES 2 RESIDENCES
STACKED FLATS 2 RESIDENCES
TOTAL 4 RESIDENCES

PROPOSED BEDROOM BREAKDOWN:
2-BEDROOM RESIDENCES 2 RESIDENCES
3-BEDROOM RESIDENCES 2 RESIDENCES
TOTAL 4 RESIDENCES

OPEN SPACE: 4,067 SF / 0.089 ACRES
31.5%

MAXIMUM COVERAGE:

PARKING:
REQUIRED: MULTI-FAMILY REQUIREMENTS

2 SPACES PER UNIT
4 x 2 = 8 SPACES
TOTAL REQUIRED: 8 SPACES

PROVIDED:
GARAGE SPACES 6 SPACES
DRIVEWAY SPACES 6 SPACES
TOTAL SPACES 12 SPACES

NOTES:
1. SNUG HARBOR IS PROPOSED MULTI-FAMILY RESIDENCE COMMUNITY.
2. TRASH RECEPTACLES WILL BE STORED IN THE RESIDENCE GARAGES AND ROLLED OUT

ON GARBAGE DAY.

AREA, HEIGHT, BULK AND PLACEMENT REGULATIONS:

SETBACKS

PROPOSED REQUIRED
FRONT (MINIMUM) 10' 10'
FRONT (MAXIMUM) 33.7' 25'
WATER 25' 25'
SIDE 2' 0'

MAX. LOT COVERAGE 42% 50%

BUILDING HEIGHT: 28' - 7 9 64"

EXISTING
TOTAL AREA - 12,878 SF
IMPERVIOUS AREA - 3,819.64 SF, 29.7%
PERVIOUS AREA - 9,058.36, 70.3%

PROPOSED
IMPERVIOUS TOTAL - 8,128 SF, 63.1%
   IMPERVIOUS PAVEMENT - 2,701 SF
   IMPERVIOUS BUILDING - 5,427 SF

PERVIOUS TOTAL - 4,750 SF, 36.9%

PAVING NOTES:
1. THE PAVING CONTRACTOR SHALL BE REQUIRED TO COORDINATE

THE INSTALLATION OF GAS, ELECTRIC, PHONE, CABLE,
SPRINKLERS, ETC. IN SUCH A MANNER THAT WILL FACILITATE
THEIR PROPER INSTALLATION PRIOR TO PLACING THE PAVEMENT
MATERIALS. ENSURE THAT ALL REQUIRED PIPES, CONDUITS,
CABLES AND SLEEVES ARE PROPERLY PLACED AND THAT THE
TRENCHES ARE PROPERLY BACKFILLED AND COMPACTED.

2. BUTT JOINTS SHALL BE PLACED AT ALL LOCATIONS WHERE AN
EXISTING ASPHALT PAVEMENT SURFACE IS BEING DISTURBED BY
REMOVALS AND/OR THE INSTALLATION OF NEW ASPHALT
PAVEMENT.

3. ALL PAVEMENT AREAS SHOULD BE CLEARED AND GRUBBED BY
REMOVING SURFACE VEGETATION, TOPSOIL, DEBRIS AND OTHER
DELETERIOUS MATERIALS.

4. PROPOSED AGGREGATE BASE SHALL EXTEND A MINIMUM OF 1
FOOT BEYOND THE PAVEMENT EDGE/BACK OF CURB.

5. BARRIER FREE SIGNAGE SHALL BE PLACED IN FRONT OF EVERY
DESIGNATED BARRIER FREE STALL. THE CONTRACTOR SHALL
COORDINATE STANDARD AND VAN ACCESSIBILITY SIGNAGE AS
INDICATED ON THE PLANS.

6. ALL BARRIER FREE RAMPS, WALK, LANDINGS AND CURBS SHALL
BE A.D.A. COMPLIANT AND MEET MDOT STANDARD PLAN R-28.

7. DIMENSIONS ARE TO FACE OF CURB.
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GRADING AND
UTILITY PLAN
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C4

GRADING NOTES:
1. EXCESS EXCAVATION SHALL BE DISPOSED OF BY THE CONTRACTOR.

COST OF DISPOSAL WILL BE INCIDENTAL TO THE PROJECT.

2. THE FINAL SUB-GRADE SHALL BE THOROUGHLY PROOF-ROLLED UNDER
THE OBSERVATION OF THE SOILS ENGINEER.

3. NO FROZEN MATERIAL SHALL BE PERMITTED AS BACKFILL UNDER ANY
ROADWAY, DRIVEWAY OR PARKING AREA.

4. PRIOR TO THE START OF ANY FILLING, THE CONTRACTOR SHALL REMOVE
ALL TOPSOIL AND ALL OTHER UNACCEPTABLE SOIL FROM THE FILL
AREAS, AND PROPERLY BACKFILL WITH ACCEPTABLE SOIL.

6. GENERAL GRADING REQUIREMENTS ARE AS FOLLOWS:

A. FINISH GRADE AT EXISTING BUILDING SHALL MATCH BRICK LEDGES,
DOORWAYS OR BASEMENT WINDOWS

B. MAINTAIN POSITIVE DRAINAGE AWAY FROM ALL BUILDING: 5% WITHIN
THE FIRST 10' AND 2% AFTER.

C. PAVEMENT SLOPES (1.0% MINIMUM, 4.0% MAXIMUM) UNIFORMLY
BETWEEN FINISH GRADE ON PLANS

D. LAWN AREAS ± 2% MINIMUM TO 33% MAXIMUM

7. PRIOR TO THE PLACEMENT OF ANY BASE ASPHALT OR LEVELING COURSE,
THE CURBS SHALL BE PARTIALLY BACKFILLED AND THE SUB-GRADE
SHALL BE PROOF-ROLLED UNDER THE SUPERVISION OF THE SOILS
ENGINEER.

8. ALL SIDEWALK AND PATHWAYS IN ANY PUBLIC R.O.W. SHALL BE
INSPECTED BY THE AGENCY WITH JURISDICTION.

ABBREVIATIONS:
PW - PERMANENT WATER ELEVATION
HW - HIGH WATER / 100 YEAR STORM
         ELEVATION
WS - WATER SURFACE ELEVATION
FB - FREEBOARD ELEVATION
CD - CURB DROP FOR WALK
T/C - TOP OF CURB
G - GUTTER
T/W - TOP OF WALK
B/W - BOTTOM OF WALK
T/A - TOP OF ASPHALT
BR - BOTTOM OF RAMP
TR - TOP OF RAMP
R - RAMP
L - LANDING
T/WALL - TOP OF WALL
B/WALL - BOTTOM OF WALL

UTILITY NOTES:
1. REFER TO ARCHITECTURAL PLANS TO COORDINATE ALL:

A. WATER SUPPLY, METERING, SPRINKLER AND FDC PIPING, DESIGN AND COORDINATION
B. BUILDING SEWER, BUILDING DRAIN DESIGN AND CONNECTIONS TO CLEAN OUTS AND

ROOF CONNECTORS
C. GAS, ELECTRIC AND COMMUNICATION SERVICES, AND LIGHTING DETAILS
D. ALL BUILDING ACCESS WALKS AND ENTRY DETAILS, INCLUDING SUPPORTED SLABS
E. ALL WORK TO CONSTRUCT THE BUILDING AND ALL ITEMS CONNECTED TO IT

2. ALL TRENCHES WITHIN A ONE ON ONE SLOPE OF PAVEMENT SHALL BE BACKFILLED WITH
SAND (MDOT CLASS II MINIMUM) AND MECHANICALLY COMPACTED IN NOT MORE THAN 9"
LAYER TO 95% MAXIMUM DRY DENSITY PER MODIFIED PROCTER COMPACTION TEST ASTM
D-1557. COMPACTED SAND BACKFILL SHALL ALSO BE PROVIDED FOR ALL SEWER TRENCHES
LOCATED UNDER, OR WITHIN, THREE FEET OF PAVEMENT.

3. A MINIMUM VERTICAL CLEARANCE OF 18 INCHES IS REQUIRED AT UTILITY CROSSINGS
(MEASURED FROM THE OUTSIDE OF PIPE TO THE OUTSIDE OF PIPE). POSITIVE PROVISIONS
SHALL BE MADE TO ENSURE THAT ALL UTILITY TRENCHES ARE FREE DRAINING DURING ALL
PHASES OF CONSTRUCTION.

4. THE MINIMUM SLOPE FOR A BUILDING LEAD IS 1%. LEADS SHALL ONLY BE CONNECTED TO
THE MAIN LINE WITH WYES.

5. ALL STORM SEWER PIPE SHALL BE CONSTRUCTED WITH RUBBER GASKET (PREMIUM) JOINTS.
UNLESS ALTERNATE APPROVED BY CITY ENGINEER.

6. THE CONTRACTOR SHALL COORDINATE THE REMOVAL OF ALL UTILITY LINES AND
STRUCTURES, AS OUTLINED ON THE DEMOLITION PLAN, WITH THE INSTALLATION OF UTILITY
IMPROVEMENTS.

7. CONTRACTOR SHALL BE REQUIRED TO COORDINATE THE INSTALLATION OF GAS, ELECTRIC,
PHONE, CABLE, SPRINKLERS ETC., IN SUCH A MANNER THAT WILL FACILITATE THEIR PROPER
INSTALLATION PRIOR TO PLACING THE PAVEMENT MATERIALS. ENSURE THAT ALL REQUIRED
PIPES, CONDUITS, CABLES AND SLEEVES ARE PROPERLY PLACED AND THAT THE TRENCHES
ARE PROPERLY BACKFILLED AND COMPACTED.

8. THE CONTRACTOR SHALL REMOVE UTILITIES, WHICH HAVE BEEN ABANDONED IN PLACE, AS
REQUIRED TO COMPLETE INSTALLATION OF NEW UTILITIES. WHENEVER ABANDONED
UTILITIES ARE CUT, CONTRACTOR SHALL COMPLETELY CAP BOTH ENDS TO PREVENT THE
INFILTRATION OF SOILS.

9. NO CONNECTION MAY BE MADE TO ANY EXISTING WATER MAIN UNTIL THE NEW MAIN HAS
PASSED ALL PRESSURE AND BACTERIOLOGICAL TESTING.

10. ROADWAY, DRIVEWAY AND PARKING AREA CROSSINGS SHALL BE TEMPORARILY
CONDITIONED IMMEDIATELY AFTER CROSSING BY PLACING 8" OF MDOT 22A GRAVEL OR SLAG
AGGREGATE, AND SHALL BE MAINTAINED IN GOOD, DUST FREE CONDITION UNTIL PAVEMENT
RESTORATION IS MADE.

11. WATERMAIN SHALL HAVE A MINIMUM OF 5.5 FEET OF COVER.

CONNECT NOTE:
CONTRACTOR SHALL EXPOSE EXISTING
UTILITIES AT ALL PROPOSED CONNECTIONS
AND CROSSINGS AND SUPPLY ELEVATIONS
AND LOCATIONS TO THE DESIGN ENGINEER
TO CONFIRM OR ADJUST DESIGN.

CONNECT
UTILITIES

NOTES:
1. CGM - COMPACTED CL II GRANULAR MATERIAL
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SOIL EROSION AND SEDIMENTATION CONTROL NOTES:
1. CONTRACTOR SHALL COMPLY WITH REQUIREMENTS OF THE SOIL EROSION AND SEDIMENTATION CONTROL ACT OF

THE STATE OF MICHIGAN, PART 91 OR ACT 451, OF THE PUBLIC ACTS OF 1994 AND THE REQUIREMENTS OF OAKLAND
TOWNSHIP AND THE OAKLAND COUNTY WATER RESOURCE COMMISSION.

2. A SOIL EROSION AND SEDIMENTATION CONTROL PERMIT WILL BE REQUIRED FROM THE OAKLAND COUNTY WATER
RESOURCES COMMISSIONER'S OFFICE.

3. THE CONTRACTOR SHALL CONDUCT OPERATIONS IN A MANNER THAT WILL REDUCE ACCELERATED EROSION TO THE
PRACTICAL MINIMUM AND PREVENT DAMAGING SILTATION TO EXISTING SEWERS AND WATER COURSES LEADING
FROM THE WORK SITE.

4. THE CONTRACTOR SHALL CONDUCT WORK IN SUCH A MANNER AS TO PREVENT THE ENTRY OF FUELS, OILS,
BITUMINOUS MATERIALS, CHEMICALS, SEWERAGE OR OTHER HARMFUL MATERIALS INTO NEARBY LAKES AND
STREAMS.

5. WASTE DISPOSAL AREAS SHALL BE SELECTED BY THE CONTRACTOR WITH FULL CONSIDERATION OF EROSION AND
SEDIMENT CONTROL, SELECTION OF DISPOSAL SITE, AND CONTROL OF OPERATIONS,AND THE RESTORATION OF
SAID AREAS SHALL BE SUBJECT TO THE APPROVAL OF THE ENGINEER.

6. EXCAVATION FROM THE RIGHT-OF-WAY, CHANNELS, OR OTHER MATERIAL SHALL NOT BE DEPOSITED IN OR NEAR
RIVERS, STREAMS OR PONDS WHERE IT MAY ENTER THE WATERWAY.

7. AT THE COMPLETION OF EACH DAY'S CONSTRUCTION, CARE SHALL BE TAKEN TO ENSURE THAT MINIMAL EROSION
WILL OCCUR IN TRENCHES AND TO STOCKPILED MATERIALS UNTIL RESUMPTION OF WORK.

8. CONTRACTOR SHALL CONFINE OPERATIONS TO THE MINIMUM AMOUNT OF WORKING SPACE PRACTICAL TO MINIMIZE
SOIL EROSION.

9. THE PROJECT WILL BE CONTINUALLY INSPECTED BY THE ENGINEER FOR EROSION CONTROL COMPLIANCE.
DEFICIENCIES WILL BE CORRECTED BY THE CONTRACTOR IMMEDIATELY UPON NOTICE OF SUCH DEFICIENCIES.
FAILURE TO CORRECT THE DEFICIENCIES MAY RESULT IN THE ISSUANCE OF A STOP WORK ORDER AND THERE WILL
BE NO CONTRACT TIME EXTENSION GRANTED FOR THIS TYPE OF STOPPAGE.

9. TEMPORARY SOIL EROSION CONTROL MEASURES CONSISTING OF SILT FENCE, INLET FILTERS, MULCHING, AND
GEOTEXTILE AND STONE SHALL BE IMPLEMENTED THROUGHOUT THE ENTIRE CONSTRUCTION PHASE OF THE
PROJECT, AND SHALL BE REMOVED BY THE CONTRACTOR AFTER THE PERMANENT SOIL EROSION MEASURES HAVE
BEEN COMPLETED.

10. STRAW MULCH WITH NETTING TIE DOWN, HIGH VELOCITY MULCH BLANKET OR OTHER APPROVED MULCH SHALL BE
PLACED ON DISTURBED SLOPES WHERE DIRECTED BY THE ENGINEER.

11. STREET SWEEPING OR MUD REMOVAL SHALL BE PERFORMED DAILY FOR MUD TRACKED ONTO PUBLIC STREETS.
12. SILT FENCE SHALL BE INSTALLED AND MAINTAINED ALONG THE DOWN-SLOPE SURFACE, PERPENDICULAR TO THE

DIRECTION OF SHEET FLOW, FOR ALL OPEN-CUT SEWER INSTALLATION AREAS.
13. PERMANENT SOIL EROSION MEASURES CONSISTING OF STORM SEWER, BIOTREATMENT STRUCTURES, AND THE

MIXTURE SEED AND MULCH BLANKET SHALL BE COMPLETED WITHIN 5 CALENDAR DAYS OF FINAL GRADING. IN THE
EVENT IT IS NOT POSSIBLE TO PERMANENTLY STABILIZE THE AREA DUE TO SITE CONDITIONS AND/OR SEASONAL
LIMITATIONS, THE TEMPORARY MEASURES SHALL REMAIN IN FORCE AND SHALL BE MAINTAINED BY THE
CONTRACTOR UNTIL SUCH TIME AS IT IS PRACTICAL TO COMPLETE THE PERMANENT SOIL EROSION CONTROL
MEASURES.

14. THE ENGINEER SHALL HAVE FULL AUTHORITY TO TEMPORARILY SUSPEND WORK IN THE EVENT THAT ANY OF THE
ABOVE REQUIREMENTS ARE NOT BEING MET BY THE CONTRACTOR, OR IF CONDITIONS INDICATE THAT ADDITIONAL
TEMPORARY CONTROL MEASURES ARE WARRANTED, IN THE OPINION OF THE ENGINEER.

15. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE MAINTENANCE OF THE SOIL EROSION CONTROL MEASURES
WITHIN THE CONSTRUCTION AREA UNTIL FULL COMPLETION OF THE PROJECT.

16. THE SOIL EROSION CONTROLS WILL BE MAINTAINED WEEKLY AND AFTER EVERY STORM EVENT BY THE
CONTRACTOR.

17. ACTIVITIES WITHIN WETLAND LIMITS AND CONSERVATION EASEMENT WILL REQUIRE PERMIT FROM MDEQ.

CONCRETE SIDEWALK
N.T.S.

4" CONCRETE SIDEWALK

CONSTRUCTION SEQUENCE:
1. MOBILIZATION
2. INSTALL SILT FENCE AND INLET FILTERS AT

EXISTING CATCH BASINS PER PLAN
3. REMOVALS PER PLAN
4. EARTHWORK OPERATIONS
5. UTILITY INSTALLATION
6. PAVEMENT INSTALLATION
7. RESTORATION
8. SITE CLEAN UP
9. REMOVE SESC MEASURES AFTER STABILIZATION

MAINTENANCE SCHEDULE:
THE CONTRACTOR SHALL INSPECT SESC MEASURES WEEKLY UNDER NORMAL CONDITIONS,
WITHIN 24 HOURS OF EACH RAIN EVENT, AND DAILY DURING A PROLONGED RAIN EVENT BY
DESIGNATED CONTRACTOR.

MEASURE MAINTENANCE SCHEDULE

SILT FENCE INSTALL AT THE START OF CONSTRUCTION PER PLAN. REMOVE
ACCUMULATED SEDIMENTS WHEN DEPTH REACHES  13  TO  12  THE
HEIGHT OF THE FENCE. FABRIC SHALL BE REPLACED IF
DAMAGED.

DUST CONTROL WATER SHALL BE APPLIED TO EXPOSED AREAS BY THE 
CONTRACTOR IN THE EVENT OF EXCESSIVE AIRBORNE DUST.
DUST CONTROL SHALL BE APPLIED AS DIRECTED BY THE
ENGINEER OR SOIL EROSION PERMITTING AGENCY.

VEGETATION (PERM) SEED SHALL BE WATERED AND MULCH MAINTAINED UNTIL 
VIGOROUS TURF HAS BEEN ESTABLISHED.

MUD MAT INSTALL AT THE START OF CONSTRUCTION PER PLAN. REMOVE
ACCUMULATED SEDIMENTS, ADD STONE AS NEEDED AND 
REQUIRED BY THE ENGINEER, AND REPLACE GEOTEXTILE IF 
DAMAGED.

SITE DATA:
AREA OF DISTURBANCE: 0.28 ACRES

DISTANCE TO NEAREST LAKE OR STREAM: LAKE ORION LOCATED ON THE
PROPERTY

SOIL TYPES: 59 - URBAN LAND, 60B,C - URBAN
LAND-MARLETTE COMPLEX

TEMPORARY SOIL EROSION MEASURES: SILT FENCE, MUD MAT, MULCH
BLANKET, DUST CONTROL

PERMANENT SOIL EROSION MEASURES: TOPSOIL, SEED, & MULCH, NATIVE
VEGETATION, RIP RAP

*
4"

4,000 PSI CONCRETE (MDOT P1)

STANDARD RESIDENTIAL
DRIVEWAY PAVEMENT SECTION
N.T.S.

COMPACTED SUBGRADE (PER SPECS)
COMPACTED SAND BASE

NOTE:
1. NO EROSION CONTROL MATTING IS PERMITTED IN THE WETLAND

AREAS PER EGLE PERMIT.  EROSION CONTROL BLANKETS WITHOUT
PLASTIC ARE ALLOWED IN THE UPLAND.

UTILITY PIPE MATERIALS:
LEADS:
SL - SANITARY LEAD, 6" PVC SDR 23.5
WS - WATER LEAD, SDR9 POLY BLUE PVC 200 PSI PIPE
OR APPROVED EQUAL
FS - FIRE LEAD, COPPER TYPE 'K"
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LANDSCAPE PLAN

1"=10'
L1

9 FLN

RB3'' CAL. B&B

 PLANT LIST: XXX
X

TREES:
NO. COMMON NAME SIZE SYMBOL

COMMON NAME BOTANICAL NAME

PERENNIALS:
COMMON NAME BOTANICAL NAMENO. SIZE SYMBOL
HORSETAIL GRASS EQUISETUM HYEMALE18 HTG1 GAL. POT

NO. SIZE SYMBOL
SHRUBS:

SPRINTER BOXWOOD BUXUS MICROPHYLLA 'BULTHOUSE' PP25896 47 BOX30" DIA.  B&B
FINE LINE RHAMNUS FRANGULA 5-6' HT. B&B

ARNOLD TULIP TREE LIRIODENDRON TULIPIFERA 'ARNOLD'4 3'' CAL. B&B TU

SKYROCKET JUNIPERS JUNIPERUS SCOPULORUM 'SKYROCKET'7 4-5' HT. B&B SKY

RIVER BIRCH BETULA NIGRA 11

STARRY STARRY NIGHT HIBISCUS HIBISCUS STARRY STARRY NIGHT 7 HYB1 GAL. POT

ORCHID FROST LAMIUM LAMIUM MACULATUM ORCHID FROST PPAF1112254 LAM1 GAL. POT
OVERDAM FEATHER REED GRASS CALAMAGROSTIS X ACUTIFLORA OVERDAM12 OFR3 GAL. POT

PURRSIAN BLUE CATMINT NEPETA FAASSENII 'PURRSIAN BLUE' 39 CAT2 GAL. POT
ENCORE MAIDEN GRASS MISCANTHUS SINENSIS 'ENCORE'6 3 GAL. POT MEG

JAPANESE IRIS IRIS ENSATA8 1 GAL. POT IRS

BUTTONBUSH CEPHALANTHUS OCCIDENTALIS8 BUT
RED-OSIER DOGWOOD CORNUS STOLONIFERA8 RED
NINEBARK PHYSOCARPUS OPULIFOLIUS8 NINWINTERBERRY ILEX VERTICILLATA8 WIN

1 GAL. POT
1 GAL. POT
1 GAL. POT
1 GAL. POT

’

EDGE OF LAWN
3' WEST OF
MAIN WALK

                                      

TU
4FLN

24

CAT
7

RB
11

WETLAND EDGE SEED MIX
645 SF

UPLAND SEED MIX
2011 SF

BUT
4

RED
4

WIN
4

NIN
4

BUT
4

RED
4

NIN
4

WIN
4

FLN
3

MEG
3

MEG
3

SKY
3

OFR
3

SKY
3

SKY
1

CAT
4

CAT
22

CAT
6

OFR
9

BOX
20

IRS
4

HYB
1

HTG
10

IRS
4

FLN
6

BOX
10

LAM
12

BOX
11

LAM
8

HYB
4

HYB
2

BOX
6

LAM
6

LAM
28

HTG
8
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EVERGREEN TREE PLANTING DETAIL SHRUB PLANTING DETAIL

SHRUB HEDGE PLANTING DETAIL

GROUNDCOVER PLANTING DETAIL

LAWN SEED MIX:

PERENNIAL PLANTING DETAIL

 TREE / SHRUB PLANT DIAPER DETAIL

LANDSCAPE CONTRACTOR'S
"TWO-YEAR IRRIGATION REQUIREMENT PERIOD"

GENERAL NOTES:PLANT NOTES:
1. Plant materials shall be sound, heathy vigorous, free from plant diseases and insects or their

eggs, and shall have normal, healthy root systems.  Caliper measurements shall be taken 6:
above the ground level.  All other measurements shall be in accordance with the latest edition
of "American Standard for Nursery Stock"       (ANSI Z-60.1 + A3002004.)

2. Planting bed soil for annuals shall be screened topsoil.  To deter weed growth during the
establishment of annual, & perennial bed, apply a pre-emergent ('Preen' or equal) after
planting 2-3 times per growing season, at a rate per recommendation of product manufacturer.

3. Planting pockets shall be no deeper than the height of the root ball, saucer shall be made on
the edges of the plant pocket.

4. All tree wrap shall be removed upon planting.
5. Mulch shall be shredded hardwood bark, free from deleterious materials and suitable as a top

dressing of planting beds and individual tree plantings.
6. Trees shall be mulched with minimum of 3" deep hardwood bark mulch.
7. Grass seed shall be certified turf grass seed complying with A.S.P.A. specifications, and free

of weed seeds and undesirable native grasses.  Seeded areas shall not be permitted to dry
out.  All lawn areas shall be fertilized and watered as required during the first growing season
to maintain a dense and vigorous growing lawn.

8. Plants shall be guaranteed for two complete growing seasons (24 months).  Dead material
shall be replaced as needed prior to the expiration of the guarantee period, in accordance with
the local ordinance requirements.

9. Contractor shall provide in writing a list of recommended maintenance procedures for the first
two (2) growing seasons.

10. Remove top 13 of burlap on root ball or all if wrapped in plastic covering and/or nylon cord.
11. Plant materials shall be used in compliance with the provisions of the local ordinance and shall

be nursery grown, free of pests and diseases, hardy in this county, in conformance with the
standards of the American Association of Nurserymen, and shall have passed inspections
required under state regulations.  In addition, plant materials shall conform to the standard of
the county cooperative extension service.

1. All Construction shall conform to the current standards and specifications of local ordinances.
2. All areas not built, landscaped, or paved upon shall be seeded or sodded.  Terra seed system

or approved equal is encouraged.
3. Contractor to provide tree gaters, one per tree as shown on plan, to convey water for the first

two years.
4. Two (2) year guarantee period begins at Final Inspection of landscape material by the City's

representative, a landscape architect or nurseryman, and prior to the authorization of the
occupancy permit.  This is the first of two (1 of 2) required City inspections of the Landscape
Plan installation.

5. Building Department will not release construction bonds until City approved landscape
architect or nurseryman has inspected the site and approved the installation of landscape
plans.  Final bond will not be released until the two (2) year guarantee expires and final
inspection is made.

6. Owner is then responsible for care and maintenance of all plants upon return of bonds.  All
plant material is to be maintained for the natural life of the plant.  No removal of any plants
material is permitted without replacement.

It shall be the responsibility of the landscape contractor to program and periodically adjust the
irrigation system (provided by others) as required to ensure delivery of proper and adequate
water supply to all plant material, and seeded lawn areas serviced by the same irrigation system,
to ensure the establishment of healthy plant material and lawn for their first year of growth.
Following the landscape contractor's two-year irrigation requirement period, the contractor shall
provide the owner with suggested irrigation maintenance schedule for their use.
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Schedule

Symbol Label Image Quantity Manufacturer
Catalog
Number

Description Wattage Plot

A

14 Lithonia
Lighting

OLCS 8 DDB OUTDOOR CAST SCONCE
W/DR3 FROSTED LENS;
BROWN

8.93

B

4 Lithonia
Lighting

CLF1 (40A19) 6" LENSED DOWNLIGHT
WITH FLUSH OPAL
PLASTIC LENS.

40

Mounting height is measured from grade to face of fixture. Pole height chould be
calculated as the mounting height less base height.

The Engineer and/or Architect must determine applicability of the layout to
existing/future field conditions. This lighting layout represents illumination levels
calculated from laboratory date taken under controlled conditions in accordance
with illuminating engineering society approved methods. Actual performance of
any manufacturer's luminaire may vary due to cariation in electrical voltage,
tolerance in lamps, and other variable field conditions. Mounting heights indicated
are from grade and/or floor up.

These lighting calculations are not a substitute for independent engineering
analysis of lighting system suitability and safety. The Engineer and/or Architect is
responsible to review for Michigan Energy Code and Lighting Quality Compliance.

Unless exempt, project must comply with lighting controls requirements defined
in ASHRAE 90.1 2013.

This drawing was generated from an electroinc image for estimation purpose
only. Layout to be verified in field by others. Site to comply with all lighting
requirements.

Mounting Height Note

General Note

Drawing Note

LIGHTING PLAN

LI-1

Statistics

Description Symbol Avg Max

Property Line 0.1 fc 0.5 fc

Within Property

Boundary
0.1 fc 0.9 fc
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March 26, 2024 

 

Planning Commission 

Village of Lake Orion 

21 E. Church St. 

Lake Orion, MI 48362 
 

Subject: VLO-24-01 Snug Harbor (160 Heights Road), Site Plan Review #1 

 

 
Dear Commissioners: 

Snug Harbor (the “Project”) is a site plan request for a four-unit multiple-family development at 160 Heights Road. 
The Project is located on one parcel (09-11-403-006) north of Heights Road and west of Broadway (M-24). The 
approximate parcel location is shown below in the yellow outline. The Project scope includes the following: 

• Demolition of primary commercial structure and two accessory buildings; 

• Construction of two (2) townhomes and two (2) stacked flats for a total of four (4) dwelling units; 
• General site improvements such as landscaping, lighting, interior sidewalk, utilities, etc. 

  

Mystic Cove 

Mystic Cove 

Site 
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Village of Lake Orion, MI · Snug Harbor (160 Heights Rd.) - Site Plan Review #1  2 

SUMMARY OF COMPLIANCE 

A summary of the site plan findings are noted in the table below. Further specifications, review, and 
recommendations regarding the site plan are detailed on the following pages.  

Ordinance Standards Compliance Comments 

1. Required Information Does not comply 
Required: sealed drawings; nearby zoning, building, and lot 
information; site information; additional dimensions. See Item #1 

2. Use & Harmonious Design May comply MU zoning and use clarification; see Item #2. 

3. Dimensional Standards Complies Refer to Item #3. 

4. Natural Features / Landscaping May comply 
Corrections, additional information, and waiver required. See item 
#3. 

5. Access & Circulation Does not comply Pedestrian cross access (sidewalks) required. See Item #4. 

6. Parking & Loading Does not comply Additional off-street parking required for flats. See Item #5. 

7. Building Design & Architecture May comply Missing information, refer to Item #6. 

8. Engineering / SWM May comply 
Engineer’s report. EGLE clearance re: “common development 
plan” for contiguous sites under single development control.  

9. Lighting Complies Refer to item #9. 

 
Recommendation 
We recommend the applicant revise the site plan addressing the outstanding items in this report (along with any 
outstanding items from the Village Engineer and Fire Marshal) and re-submit to the Village for additional review. 

Concurrently, the Village will explore text amendments to Article 9: the MU Mixed Use District to clarify the use of 
multiple-family dwellings (without a retail component on the ground floor) as a permitted use by-right.  

If you have any questions, please do not hesitate to contact us. Thank you. 

Respectfully submitted, 

McKENNA 

  

Gage Belko, AICP    Ashley E. Amey 
Associate Planner   Assistant Planner 
 
CC: Village Manager, Mr. Darwin McClary (mcclaryd@lakeorion.org)  

Village Clerk, Ms. Sonja Stout (stouts@lakeorion.org)   
21 E. Church Street, Lake Orion, MI 48362 
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Village of Lake Orion, MI · Snug Harbor (160 Heights Rd.) - Site Plan Review #1  3 

Site Plan Review 
Standards for Site Plan Approval are set forth by Article 19: Administrative Procedures and Standards. This 
project is reviewed against the Village’s Zoning Ordinance, Master Plan, existing site conditions, and sound 
planning and design principles.  

Underlined text denotes items that require additional information, consideration, or a waiver from the Code.  

We offer the following comments for your consideration:  

1.  REQUIRED INFORMATION 

Section 19.02(D) lists the information required of all site plans undergoing Planning Commission review. The 

following items must be included on a revised plan: 

 

• Seal/signature of a registered design professional.  

• Zoning, building, and lot information for adjacent properties.  

• Clear and consistent property lines and legal descriptions. 

2.  USE & HARMONIOUS DESIGN 

Zoning Ordinance Standards: All elements of the site must be harmoniously and efficiently designed in 
relation to the topography, size, and type of land, and the character of the adjacent properties and the 
proposed use. The site will be developed so as not to impede the normal and orderly development or 
improvement of surrounding properties for uses permitted on such property. 

Findings: The site is zoned the MU, Mixed Use District where, per section 9.02(A.10), single-family and 
multiple-family dwelling units are permitted when located above the ground story and subject to the ground 
story being only a non-residential use. However, the Intent of Article 9: MU – Mixed Use District reads:  

“…to promote compatible combinations of commercial, office, service, and residential development along 
M-24 south of Paint Creek to serve as a gateway into the DC, Downtown Center District. Office, 
commercial, and retail development should be located along M-24, with residential land uses located 
along the Lake to buffer existing single-family neighborhoods from the impacts of non-residential uses 
and M-24. Development in this district is intended to serve the nearby neighborhoods and is not intended 
to be highway-oriented in scale. Parking lots should not be exposed to view from M-24 or the Lake but, 
should be screened from these important frontages by buildings. Site design should maintain and 
enhance pedestrian and/or image connectivity to the Downtown area.” 

We find the proposed multi-family use meets the intent and purpose of the Zoning Ordinance in buffering 
nearby single-family uses from extensive development along M-24; however, as written, multiple-family uses 
are not a permitted use within the MU, Mixed Use District unless located above the ground floor (ex: a mixed-
use building with retail on the first floor or a live/work unit). We recommend that before (or while) approving 
the proposed site plan and associated use for Snug Harbor, the Planning Commission also advance an 
ordinance amendment to permit multi-family uses – without a commercial component – by-right in the MU 
District and clarify corresponding density requirements.  
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Village of Lake Orion, MI · Snug Harbor (160 Heights Rd.) - Site Plan Review #1  4 

3.  DIMENSIONAL STANDARDS 

Zoning Ordinance Standards: The site plan must comply with the district requirements for minimum floor 
area, height of building, lot size, yard space, density and all other requirements as set forth in the Schedule of 
Regulations. 

Findings: The Project complies with the dimensional standards of the MU, Mixed Use District. The table 
below outlines the dimensional standards required and whether compliance has been met:  

Dimensional Measurement Required Proposed Comments 

Max. Density 
 15 DU / acre 
 4.4 DU on-site 

  4 DU / 0.296 acres   Complies. 

Front Yard Setback (Build-To Line) 
10’ (min) 
25’ (max) 

  10’ (min)   Complies. 

Min. Side Yard Setback (both) 0’* 
  2’ (east) 
  25’ (west) 

  Complies. 

Min. Rear Yard Setback 25’   25’   Complies. 

Min. Water Setback 25’   25’    Complies. 

Min. Floor Area: 2-Bedroom Unit 800 sq. ft.    >800 sq. ft.   Complies. 

Max. Building Height** 36’   28’ 7 9/64*   Complies. 

Max. Lot Coverage (by structures) 50%   42%   Complies. 

*Increases to 20’ if abutting a residential district, does not apply in this instance.  

**The site is located in the Height Overlay District, where a taller height would be considered a Special Land Use. 

4.  NATURAL FEATURES, SCREENING & LANDSCAPING 

Zoning Ordinance Standards: The existing natural landscape shall be preserved in its natural state as much 
as possible, by minimizing tree and soil removal and by topographic modifications that result in maximum 
harmony with adjacent properties. 

There must be reasonable visual and sound privacy. Fences, walks, barriers, and landscaping must be used, 
as appropriate, for the protection and enhancement of property and the safety and privacy of occupants and 
users. 

Findings:  

Landscaping and Plant Material. The applicant has provided a landscaping plan on sheets L1 and L2. The 
following landscaping and screening standards are relevant to this Project: 

Plant Materials and Landscape Elements. The proposed plant materials and landscape elements must 
be of high quality, be of diverse species types, and follow the required plant material specifications. While 
the proposed plant material is of high quality, they do not fulfill diversity requirements. There are also 
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minor discrepancies in plant material specifications (11 river birch are noted, but only 6 are shown on 
plan; 9 fine line shrubs are noted, but 30+ are shown). 

The Ordinance requires that no single plant species comprise more than 20% of any category of plant 
material. The landscaping plan does not comply with this diversity requirement; however, we recommend 
that the Planning Commission waive this requirement, consistent with other multifamily developments in 
the MU district, to promote a cohesive design within a smaller site.  

Existing Plant Materials. The applicant indicates which plant materials are to be kept on Sheet L2, and 
which ones are to be removed on Sheet C2. The Applicant has made a sufficient attempt to preserve and 
incorporate existing plant materials into the new landscaping plan.  

Common Open Space Area. Per section 9.03(C.6), a minimum area of 10% of the lot area must include 
site amenities (pocket parks, plazas, pedestrian areas) over and above the minimum landscape and open 
space Ordinance requirements. The applicant shows over 31% open space reserved.  

Environmentally Sensitive Design. Per section 9.03(D) MU sites must incorporate environmentally 
sensitive design. We recommend the Planning Commission require, as practicable, reduction in 
impervious surface area (incl. reduction in building footprint size), permeable paving, water recharge 
areas within landscaping, and/or other identifiable measures in order to protect and enhance water 
quality, the environment, community health and the general public welfare.  

5.  ACCESS & CIRCULATION  

Zoning Ordinance Standards: All buildings or groups of buildings shall be so arranged as to permit 
convenient and direct emergency vehicle access. 

The arrangement of public or common ways for vehicular and pedestrian circulation shall respect the pattern 
of existing or planned streets or pedestrian or bicycle pathways in the vicinity of the site. Streets and drives 
that are a part of an existing or planned street system serving adjacent developments shall be of an 
appropriate width to the volume of traffic they are planned to carry and shall have a dedicated right-of-way 
equal to that specified in a recognized source of reference. 

Where the Planning Commission determines, after expert consultation, that public safety would be 
substantially promoted in a particular location by reducing the number of points of ingress and egress 
between private property and an adjoining highway, cross-access may be required. Shared drive approaches 
between adjoining parcels may also be permitted under this Section. 

Findings:  

Vehicular Access. Vehicular access to the site is provided from three driveways which extend from Heights 
Road to the garages, which face Heights Road. The existing curb cut on Heights Road will be eliminated as 
part of this project. Development standards in the MU District encourage cross access between sites; given 
the size and characteristics of the site and surrounding neighborhood, we do not find this would serve public 
health, safety, or access. The site plan is subject to the standards of the Township Fire Marshal regarding 
emergency access and fire suppression.  

Boat Docks. For aquatic vehicles, the three docks currently on site will remain. The applicant must detail the 
number of boat slips and if any expansion or improvements to the docks are proposed. Per Section 
9.02(B)(9), one (1) boat slip is allowed per 15 feet of lake frontage. Any expansion of existing boat docks/slips 
would require special land use review and approval. 
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Pedestrian Connectivity. Walkways are proposed from the driveways to the front doors and from the rear 
patios to the lakeside docks. Section 9.03(C.1) states that new development should be walkable and include 
pedestrian connections to the downtown center district and nearby neighborhoods. Frontage sidewalks are 
required to connect with the adjacent Mystic Cove development and to be stubbed to the southwest along 
Heights Road for future connections. There is an opportunity to locate a sidewalk within the right of way that 
crosses the driveways for Snug Harbor and extends across the service drive median for Mystic Cove. A 
license agreement should be explored with the Village to enhance pedestrian connectivity in this area.  

6.  PARKING & LOADING 

Zoning Ordinance Standards: Off-street parking, loading, and unloading areas and outside refuse storage 
areas, or other storage areas that face or are visible from adjacent homes, or from public thoroughfares, shall 
be screened by walls, fencing or landscaping of effective height. 

Findings: Per Section 14.02, two parking spaces are required per dwelling unit. Both townhomes include a 2-
car garage and both stacked flats include a 1-car garage. While there is driveway space extending from the 
garages to the road, these are majorly within the right of way and do not provide the necessary off-street 
parking required for the flats. The required off-street parking must be provided or satisfactory data shall be 
furnished to support a reduction in off-street parking requirements by the Planning Commission.  

7.  BUILDING DESIGN & ARCHITECTURE  

Zoning Ordinance Standards: All buildings along the street frontage of the parcel shall have a primary 
entrance or entrances on the façade facing the street. All primary entrances must be accessible to 
pedestrians. Primary entrances should be highlighted through the incorporation of architectural features such 
as canopies, awnings, porticos, raised cornice parapets over the doors arches, large windows, or architectural 
details such as tile work and moldings that are integrated into the building structure and design. 

Building materials used on exteriors of new buildings shall be appropriate for the character and size of the 
proposed building, and shall complement the materials used on surrounding buildings and in the Village 
Downtown. Brick, stone, integrally colored architectural block are preferred building materials. Clapboard 
materials such as cement siding (“Hardy Plank” or similar) and shake shingles are encouraged as accent 
building materials. E.I.F.S. and metal may be acceptable as accent materials only, and should not comprise 
more than 20% of the wall area of any façade. Vinyl or metal siding is discouraged. 

Findings:  

Building Design. The proposed multi-family units have slightly varied front setbacks and façade elements, 
providing relief to the massing of the building. For the façade facing Heights Road, multiple gable roof 
segments, and material variation help ground the design and provide vertical interest. On the lakeside 
elevation, vertical interest is incorporated into the architecture with large windows, covered patios and 
balconies, material variation, and layered gable roof segments.  

Building Materials. The proposed elevations feature material types; however, the material colors are not 
specified within the plans. The proposed materials include board and batten siding, horizontal siding, wood 
accents, and asphalt and metal roofing. 

The applicant must specify material colors. This can be depicted with renderings and building elevations. 
Material samples and color elevations must be provided to and approved by the Planning Commission. 
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8.  ENGINEERING /  STORMWATER MANAGEMENT  

Zoning Ordinance Standards: Appropriate measures shall be taken to ensure that the removal of 
stormwater will not adversely affect adjoining properties or the capacity of the public storm drainage system 
and shall comply with State and Federal standards. Provisions shall be made for the construction of 
stormwater facilities, and the prevention of erosion and dust. Surface water on all paved areas shall be 
collected at intervals so that it will not obstruct the flow of vehicles or pedestrian traffic and will not create 
nuisance ponding in paved areas. 

Adequate services and utilities and improvements shall be available or provided, located and constructed with 
sufficient capacity and durability to properly serve the development. All utilities shall be located underground 
unless modified by the Planning Commission based on persuasive evidence provided by the applicant 
indicating it is not feasible to locate utilities underground. Where possible and practical, drainage design shall 
recognize existing natural drainage patterns. 

Findings: Stormwater pre-treatment infrastructure is not proposed for this Project. All stormwater and utility 
requirements must be addressed to the satisfaction of the Village Engineer.  

It has been suggested that this development, contiguous with adjacent developments under the same control, 
may constitute a “common plan of development” over one acre, which would require certain stormwater 
management practices and permits from the County. Previously, staff had been operating under the 
assumption that separate site plan applications for developments under one acre constitute distinct 
development plans, thus not requiring SWM permits from the County.  

To protect the Village from liability in upholding state MS4 permit requirements, it is our recommendation that 
the developer furnish a clearance letter from EGLE stating that the various projects under their control – Snug 
Harbor, Mystic Cove, Constellation Bay, Starboard, and Peninsula – are not considered a “common plan of 
development.” 

9.  LIGHTING 

Zoning Ordinance Standards: Exterior lighting must be arranged so that it is deflected away from adjoining 
properties and so that it does not impede vision of drivers along adjacent streets. 

Findings: Sconces and downlights are proposed within the Project. Driveways and pedestrian walkways 
within the site are proposed to be adequately illuminated (see table).  

Standards Required  Proposed Compliance 

Max. Height of Light Fixtures 22’ or height of building, whichever is less. 16’ Complies 

Max. Illumination at Any Given Point  10 fc. 0.9 fc. Complies 

Max. Illumination at the Property Line 0.5 fc.  0.5 fc. Complies 
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CIVIL ENGINEERS 
 

LAND SURVEYORS 
 

LAND PLANNERS 
 

 NOWAK & FRAUS ENGINEERS  
48680 VAN DYKE, SUITE 200 
SHELBY TOWNSHIP, MI 48317 

WWW.NOWAKFRAUS.COM PHONE: 586.739.0939 

 

 

March 20, 2024 
 
Gage Belko 
Planning and Zoning Coordinator 
Village of Lake Orion 
21 E. Church St.  
Lake Orion, MI 48362 
 
Re: Snug Harbor 
 Site Plan Review #1 
 NFE Job No. O039 
 
Dear Mr. Belko: 
 
We have reviewed the Site Plan for the above referenced site.  Our review is consistent with the requirements 
of Article 19 of the Zoning Ordinance, Section D – Required Information, relevant sections of the Zoning 
Ordinance related to the zoning district, Title XV: Land Usage, of the Lake Orion Code of Ordinances, and 
sound engineering design principles.  We offer the following comments: 
 
Density / Overall Concept: 

1. The site is zoned MU, Mixed Use, but is designed using RM district density (higher than MU density) 
while utilizing MU setbacks (less than RM setbacks). This feature of the current Zoning regulations 
allows increased density in MU sites that provide only residential (no mixed) uses without providing 
the non-residential features contemplated in the MU zoning designation. 

2. As shown, the site proposes building coverage of ~42% (50% maximum allowed), but over 60% 
impervious area total when including patios, drives, walks and docks onsite. Due to the size of the 
site, less than 1 acre, the developer is not proposing stormwater management measures though 
runoff will increase due to the increased impervious area. 

3. The Village is responsible for maintaining its MS4 permit (municipal separate storm sewer system) 
through the provisions of the adopted Ordinance 23.29 which applies to “any activities which may 
impact the quantity or quality of a private stormwater conveyance system or any waterway within the 
Village”. This site is also contiguous with and owned by the developer of Mystic Cove which raises 
the point that EGLE could consider this part of a “larger common plan” when reviewing the MS4 
reports. If the developer does not provide stormwater runoff management practices, we are 
concerned this could violate the Village’s MS4 permit provisions. 

 
Plan Contents: 

4. Plans were not sealed or signed by a licensed design professional as required. 
5. The Legal Description shown on the Cover Sheet does not match the legal description found in the 

submitted purchase agreement.  Additionally, the property dimensions along the Heights Road 
frontage (Topo and Boundary Survey) do not clearly show the ends of each boundary leg, and the 
Grading and Utility Plan appears to show a dashed line that may be meant to represent the original 
platted boundary (not shown elsewhere), but this is unlabeled and unclear. Please clarify the final site 
boundary to prove setbacks are being met. 

6. Label the zoning district for this site and adjacent properties in the plan view. 
7. Dimensions must be shown for the proposed driveway widths. Lengths are shown, however, the 

Mystic Cove development intends to widen the pavement on Heights Road nearly 10 feet. Thus, the 
length dimensions shown (23.4’, 27.0’ and 21.2’) may not accurately reflect the available driveway 
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Gage Belko 
March 20, 2024 
RE: Snug Harbor Site Plan Review #1 
Page 2 of 2 

 

 NOWAK & FRAUS ENGINEERS  
48680 VAN DYKE, SUITE 200 
SHELBY TOWNSHIP, MI 48317 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 

 

length, affecting the vehicle parking count. Also, parking counts are required to be “off-street” parking; 
the 10’ front setback means half the driveway length is located within the street, not off-street. 

8. The site does not provide pedestrian access along Heights Road. A common mailbox is proposed 
without defined pedestrian access to the location as shown. 

9. Height of structures within 50’ of the site are required to be shown at site plan stage.  Please show 
height and number of stories proposed for adjacent Mystic Cove buildings. 

10. No location is shown for a transformer pad, or screening for it, as required for site plans. 
11. Existing sanitary sewer and water main in Heights Road are each 8” diameter and should be labeled 

as such. 
Fire Protection: 

12. Preliminary utility plans indicate that the building will include fire suppression, with a Fire Department 
Connection (FDC) shown at the southwest corner of the proposed building. 

 
After site plan approval, complete Engineering Plans meeting the requirements of Ordinance 31.26, Design 
and Construction Standards must be submitted for review, and no construction shall begin prior to engineering 
approval.   
 
We recommend that the plan be revised and resubmitted subject to the above comments.  If you have any 
questions, please do not hesitate to call. 
 
Sincerely, 
 
Nowak & Fraus Engineers 
 

 
Wendy E. Spence, PE 
Senior Project Manager 
 
CC: Wesley Sanchez, DPW Director 
 Todd Stanfield, LOPD 
 John Pender, Assistant Chief, Orion Township Fire Department 
 Jeffrey Williams, Fire Marshall, Orion Township Fire Department 
 David Goodloe, Building Official, Orion Township 
 Sonja Stout, Clerk, Lake Orion  
 
 
 
 
 
 
 
W:\G500-Z000 Files\O000-FILES\O039\Office\Correspondence\O039 LT-01 Site Plan Review #1 Snug Harbor.docx 
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Charter Township of Orion 
 

3365 Gregory Rd., Lake Orion MI 48359  

www.oriontownship.org 

 

Fire Department  

Phone: (248) 391-0304, ext. 2000 

Fax: (248) 309-6993 
 

 
 

 
 
To: Darwin McClary, Village Manager  

From: Jeff Williams, Fire Marshal  

Re: Snug Harbor Site Plan Review  

Date: 3/21/2024 

 

 

The Orion Township Fire Department has completed its review of the Snug Harbor Application for the 

limited purpose of compliance with the Village of Lake Orion’s Ordinance’s, Michigan Building Code, 

and all applicable Fire Codes.   

 

Based upon the application and documentation provided, the Fire Department has the following 

recommendation:  

  

Approved 

X Approved with Comments (See below) 

Not approved 

 

Comments:  

  

- The Riser Room shall be equipped with a residential Knox Box to allow fire department access.  

These notes shall be added to the plans.  

 

This approval is limited to the application and materials reviewed which at this time do not raise a 

specific concern with regard to location and/or impact on health and safety.  However, the approval is 

conditioned upon the applicant providing sufficient additional information at time of building permit 

application that includes data or documents, confirming full compliance with all applicable building 

codes, fire codes and Township Ordinances. 

 

If there are any questions, the Fire Department may be reached at 248-391-0304 ext. 2004. 

 

 

Sincerely, 

Jeffrey Williams 
Jeff Williams, Fire Marshal 

Orion Township Fire Department  
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1025 E. Maple Road, Suite 100  |  Birmingham, Michigan  48009  |  Phone (248) 852-3100  |  Fax (248) 852-6372 
 

 
 
 

 
April 4, 2024 
 
Village of Lake Orion 
21 E. Church Street 
Lake Orion, MI 48362 
 
Attn: Mr. Gage Belko 
 GW# 20107.40 
Re: Snug Harbor Site Plan Review #1 
 NFE Job No. O039 
 
Dear Mr. Belko, 
 
Please see the attached revised site plan documents addressing the review comments from Mckenna review letter 
dated March 26, 2024, Nowak and Fraus’s review letter dated March 20, 2024, and Orion Township Fire Department 
review letter dated March 21, 2024 (responses are italicized): 
 
McKenna Review Letter 

1. The following items must be included on a revised plan:  
a. Seal/signature of a registered design professional. 

Seal and signature is added to the plans. 
b. Zoning, building, and lot information for adjacent properties. 

Information is added. 
c. Clear and consistent property lines and legal descriptions. 

Property line information is clear and consistent.  It does not match the PA as there were some 
discrepancies between the PA and subsequent title work.  Property descriptions do not always 
match the surveyed legal descriptions. 

2. Recommend that before (or while) approving the proposed site plan and associated use for Snug Harbor, 
the Planning Commission also advance an ordinance amendment to permit multi-family uses – without a 
commercial component – by-right in the MU District and clarify corresponding density requirements. 
This issue was already addressed with the approval of Starboard. 

3. While the proposed plant material is of high quality, they do not fulfill diversity requirements. There are also 
minor discrepancies in plant material specifications (11 river birch are noted, but only 6 are shown on plan; 
9 fine line shrubs are noted, but 30+ are shown). 
Landscape plans have been clarified. 

4. The landscaping plan does not comply with this diversity requirement; however, we recommend that the 
Planning Commission waive this requirement, consistent with other multifamily developments in the MU 
district, to promote a cohesive design within a smaller site. 
As was the case with Starboard, this is a small site where diversity requirements would not allow for a 
cohesive design.  We request a waiver. 

5. Recommend the Planning Commission require, as practicable, reduction in impervious surface area 
(including reduction in building footprint size), permeable paving, water recharge areas within landscaping, 
and/or other identifiable measures to protect and enhance water quality, the environment, community 
health, and the general public welfare. 
Pervious pavement will be proposed for the patios.  Keep in mind that while the adjacent land for Mystic 
had heavy clay soils.  Infiltration testing will be performed after site plan approval.  Like Mystic, the 
permeable pavements will still be proposed to allow for infiltration as the soil allows.  Another 
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environmental feature is the restoration of the natural lake edge including native no mow seed mix.  This is 
also being proposed with Mystic.  Iin working with EGLE and this is a high priority with EGLE as it will 
provide great benefit to the lakeshore and pretreatment of stormwater runoff prior to entering the lake.  
This is one of the few areas on the lake that is still natural. 

6. The applicant must detail the number of boat slips and if any expansion or improvement to the docks is 
proposed. Per section 9.02(B)(9), one (1) boat slip is allowed per 15 feet of lake frontage. Any expansion 
of existing boat docks/slips would require special land use review and approval. 
Per the topo survey, there are 6 existing docks with 9 slips.  Per our site plan 3 docks for 6 slips proposed.  
That is a reduction in 3 docks and 3 slips.  We will add a note to the plan with the numbers of existing and 
proposed slips to properly depict the number of slips. 

7. Frontage sidewalks are required to connect with the adjacent Mystic Cove development and to be stubbed 
to the southwest along Heights Road for future connections. There is an opportunity to locate a sidewalk 
within the right-of-way that crosses the driveways for Snug Harbor and extends across the service drive 
median for Mystic Cove. A license agreement should be explored with the Village to enhance pedestrian 
connectivity in this area. 
The sidewalk will have no connection on either side of the property.  There is not a connection proposed 
for Mystic Cove and the lake is on the west side of the road little room for a walk outside the pavement as 
the grade drops off to the lake with wetlands close to the road. 

8. While there is driveway space extending from the garages to the road, these are majorly within the right-of-
way and do not provide the necessary off-street parking required for the flats. The required off-street 
parking must be provided, or satisfactory data shall be furnished to support a reduction in off-street parking 
requirements by the Planning Commission. 
The parking in the driveway with a portion of the driveway within the ROW is not uncommon within this 
community and many others.  There are several homes with no garages and either rely on street parking 
or drives fully within the ROW. 

9. The applicant must specify material colors. This can be depicted with renderings and building elevations. 
Material samples and color elevations must be provided to and approved by the Planning Commission. 
A rendering will be provided, and material samples will be provided to the planning commission. 

10. To protect the Village from liability in upholding state MS4 permit requirements, it is our recommendation 
that the developer furnish a clearance letter from EGLE stating that the various projects under their control 
– Snug Harbor, Mystic Cove, Constellation Bay, Starboard, and Peninsula – are not considered a 
“common plan of development”. 
We have provided information regarding storm water and EGLE’s definition for Starboard.  The MS4 is part 
of EGLE’s NPDES permit.  EGLE’s definition of “common plan of development” is a contiguous area where 
multiple separate and distinct construction activities may be taking place at different schedules under one 
plan.  Mystic Cove, Constellation Bay, Starboard and Peninsula development are not contiguous areas.  
Mystic Cove and Constellation Bay provide detention as required.  Mystic Cove and Snug Harbor are not 
taking place under one plan.  The Snug Harbor property was not under a purchase agreement until after 
Mystic Cove construction commenced.  Included with this submittal is the highlighted EGLE definition.  It 
also should be noted that besides the pervious pavement we will also exceed the OCWRC future MEP 
requirements by almost 7.5 times what is required.  Those calculations are included in the plan set. 

 
Nowak Fraus Review Letter 
Density/Overall Concept: 

1. The site is zoned MU, Mixed Use, but is designed using RM district density (higher than MU density) while 
utilizing MU setbacks (less than RM setbacks). This feature of the current Zoning regulations allows 
increased density in MU sites that provide only residential (no mixed) uses without providing the non-
residential features contemplated in the MU zoning designation. 
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As per previous review information, the zoning ordinance points to the RM district for density for sites 
that are strictly residential.  

2. As shown, the site proposes building coverage of ~42% (50% maximum allowed), but over 60% 
impervious area total when including patios, drives, walks, and docks onsite. Due to the size of the site, 
less than 1 acre, the developer is not proposing stormwater management measures though runoff will 
increase due to the increased impervious area. 
Permeable pavement is proposed for the patios to allow for infiltration as the soils allow.  Development 
also depicted natural shoreline restoration to the satisfaction of EGLE including native no mow mixes 
which help filter stormwater runoff prior to flowing into the lake.  Development also proposes significant 
upgrades to site landscaping.  Both natural no mow seed mixes and enhanced landscaping is accepted 
MEP stormwater measures by Oakland County.   

3. The Village is responsible for maintaining its MS4 permit (municipal separate storm sewer system) 
through the provisions of the adopted Ordinance 23.29 which applies to “any activities which may impact 
the quantity or quality of a private stormwater conveyance system or any waterway within the Village”. 
This site is also contiguous with and owned by the developer of Mystic Cove which raises the point that 
EGLE could consider this part of a “larger common plan” when reviewing the MS4 reports. If the 
developer does not provide stormwater runoff management practices, we are concerned this could 
violate the Village’s MS4 permit provisions. 
We have provided information regarding storm water and EGLE’s definition for Starboard.  The MS4 is 
part of EGLE’s NPDES permit.  EGLE’s definition of “common plan of development” is a contiguous area 
where multiple separate and distinct construction activities may be taking place at different schedules 
under one plan.  Mystic Cove, Constellation Bay, Starboard and Peninsula development are not 
contiguous areas.  Mystic Cove and Constellation Bay provide detention as required.  Mystic Cove and 
Snug Harbor are not taking place under one plan.  The Snug Harbor property was not under a purchase 
agreement until after Mystic Cove construction commenced.  Included with this submittal is the 
highlighted EGLE definition.  It also should be noted that besides the pervious pavement we will also 
exceed the OCWRC future MEP requirements by almost 7.5 times what is required.  Those calculations 
are included in the plan set.  

Plan Contents:  
4. Plans were not sealed or signed by a license design professional as required. 

Plans include the seal and signature. 
5. The Legal Description shown on the Cover Sheet does not match the legal description found in the 

submitted purchase agreement. Additionally, the property dimensions along the Heights Road frontage 
(Topo and Boundary Survey) do not clearly show the ends of each boundary leg, and the Grading and 
Utility Plan appears to show a dashed line that may be meant to represent the original platted boundary 
(not shown elsewhere), but this is unlabeled and unclear. Please clarify the final site boundary to prove 
setbacks are being met. 
The final site boundary is per the topographic survey.  PA does not take into account any incumbrances 
from the title package and constitutes a larger parcel than depicted on the topographic survey. 

6. Label the zoning district for this site and adjacent properties in plan view. 
Zoning district for this site is already depicted in the site data chart and adjacent property information 
has been added. 

7. Dimensions must be shown for the proposed driveway widths. Lengths are shown; however, the Mystic 
Cove development intends to widen the pavement on Height Road nearly 10 feet. Thus, the length 
dimensions shown (23.4’, 27.0’, and 21.2’) may not accurately reflect the available driveway length, 
affecting the vehicle parking count. Also, parking counts are required to be “off-street” parking; the 10’ 
front setback means half the driveway length is located within the street, not off-street. 
The Mystic Cove project has the radii set back to account for the existing pavement for the Snug Harbor 
parcel since there was no intention at the time to purchase this piece.  Now the Moceri has a purchase 
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agreement for this piece, the Mystic Cove radii will need to be adjusted to fit this layout.  Dimensions 
have been added to the width of the drives.  Parking in the driveway with a portion of the driveway within 
the ROW is not uncommon within this community and many others.  There are several homes with no 
garages and either rely on street parking or drives fully within the ROW. 

8. The site does not provide pedestrian access along Heights Road. A common mailbox is proposed 
without defined pedestrian access to the location as shown. 
Given the nature of these units, individual mailboxes are now proposed.  The sidewalk will have no 
connection on either side of the property.  There is not a connection proposed for Mystic Cove and the 
lake is on the west side of the road little room for a walk outside the pavement as the grade drops off to 
the lake with wetlands close to the road. 

9. Height of structures within 50’ of the site are required to be shown at site plan stage. Please show height 
and number of stories proposed for adjacent Mystic Cove buildings. 
Heights have been added. 

10. No location is shown for a transformer pad, or screening for it, as required for site plans. 
A conceptual location for the transformer pad will be provided with appropriate screening. 

11. Existing sanitary sewer and water main Heights Road are each 8” diameter and should be labeled as 
such. 
Pipe sizing has been added. 

 
Fire Protection:  

12. Preliminary utility plans indicate the building will include fire suppression, with a Fire Department 
Connection (FDC) shown at the southwest corner of the proposed building. 
Acknowledged. 

 
Fire Marshal Review Letter 

1. The Riser Room shall be equipped with a residential Knox Box to allow fire department access. These 
notes shall be added to the plans. 
A note has been added to the plans. 
 

Please feel free to contact me if you have any questions.   
 
Respectfully, 
GIFFELS-WEBSTER  
 
 
 
Nancy Standish, PE 
Partner 
 
Cc: Dominic F. Moceri, Moceri Companies (by email) 
Dominick Tringali, Moceri Companies (by email) 
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SNUG HARBOR

VILLAGE OF LAKE ORION, OAKLAND COUNTY, MICHIGAN

SITE AND CONSTRUCTION PERMIT PLANS
PARCEL NO. 09-11-403-006

ENGINEER
GIFFELS WEBSTER
MS. NANCY STANDISH, PE
1025 E. MAPLE, SUITE 100
BIRMINGHAM, MI 48009
PHONE:  (248) 852-3100

SURVEYOR
GIFFELS WEBSTER
MR. CHRIS ASIALA, PS
1025 E. MAPLE, SUITE 100
BIRMINGHAM, MI 48009
PHONE:  (248) 852-3100

LOCATION MAP
NOT TO SCALE

APPLICANT
MOCERI COMPANIES
3005 UNIVERSITY DRIVE
AUBURN HILLS, MI 48326
PHONE: (248) 340-9400

LANDSCAPE ARCHITECT
GIFFELS WEBSTER
MR. MARK HANSEN
1025 E. MAPLE, SUITE 100
BIRMINGHAM, MI 48009
PHONE: (248) 852-3100

GENERAL NOTES:
1. ALL CONSTRUCTION SHALL BE PERFORMED IN ACCORDANCE WITH THE CURRENT STANDARDS AND SPECIFICATIONS OF THE

VILLAGE OF LAKE ORION, OAKLAND COUNTY WATER RESOURCES COMMISSIONER, AND THE MICHIGAN DEPARTMENT OF
ENVIRONMENT, GREAT LAKES AND ENERGY.

2. ALL WORK WITHIN THE OAKLAND COUNTY ROAD COMMISSION OR MDOT RIGHT-OF-WAY SHALL BE IN ACCORDANCE WITH
SUPPLEMENTAL PERMIT SPECIFICATIONS AND BY PERMIT ONLY.

3. ALL PERMITS REQUIRED SHALL BE OBTAINED BY THE CONTRACTOR.  ALL PERMIT FEES, BONDS, AND INSURANCE REQUIRED BY
THE ISSUING AGENCIES SHALL BE PROVIDED BY THE CONTRACTOR, AND MUST BE KEPT CURRENT. THE CONTRACTOR IS
RESPONSIBLE FOR ALL OTHER FEES, INSPECTION COSTS, ETC., AND SHALL ADHERE TO ALL REQUIREMENTS SET FORTH IN SAID
PERMITS.

4. 72 HOURS PRIOR TO EXCAVATION, THE CONTRACTOR SHALL NOTIFY MISS DIG (1-800-482-7171) FOR LOCATION OF
UNDERGROUND AND CABLE FACILITIES, AND SHALL NOTIFY REPRESENTATIVES OF OTHER UTILITIES LOCATED IN THE VICINITY
OF THE WORK.

5. UTILITY INFORMATION SHOWN ON THE PLANS WAS OBTAINED FROM UTILITY OWNERS AND MAY OR MAY NOT BE ACCURATE AND
COMPLETE.  CONTRACTOR SHALL VERIFY AND/OR OBTAIN ANY INFORMATION NECESSARY REGARDING THE PRESENCE OF
UNDERGROUND UTILITIES WHICH MIGHT HAVE AN EFFECT ON THIS PROJECT, AND SHALL BE RESPONSIBLE FOR ANY DAMAGE
TO ANY PUBLIC OR PRIVATE UTILITIES, SHOWN OR NOT SHOWN ON THE PLANS.

6. THE UTILITY POLES SHOWN ON THESE DRAWINGS ARE INTENDED TO SHOW ONLY THE LOCATION OF EXISTING POLES. THE
CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE QUANTITY AND DIRECTION OF OVERHEAD LINES.

7. THE CONTRACTOR SHALL PROVIDE FOR CONTROLLED ACCESS TO THE SITE FOR USE BY THE VARIOUS WORK FORCES,
EMERGENCY VEHICLES, OCCUPANTS, VISITORS, ETC. THROUGHOUT CONSTRUCTION. THIS ACCESS MUST PROVIDE FOR THE
REMOVAL OF MUD FROM VEHICLES TIRES.  ROADWAYS AND DRIVEWAYS SHALL BE MAINTAINED AND OPEN FOR EMERGENCY
VEHICLES AT ALL TIMES. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO NOTIFY THE RESIDENTS AND BUSINESSES,
WHOSE DRIVEWAYS ARE AFFECTED BY HIS SCHEDULE, 24 HOURS IN ADVANCE. CONTRACTOR SHALL SCHEDULE
CONSTRUCTION AT NON-PEAK USE HOURS AND SHALL MINIMIZE DRIVEWAY CLOSURE BY EXPEDITING CONSTRUCTION.

8. DURING CONSTRUCTION, CONTRACTOR MAY ENCOUNTER SPRINKLER HEADS, PIPING, LIGHTING, AND BURIED ELECTRICAL
CABLE, MAILBOXES, FENCES, SIGNS, ETC.  CONTRACTOR SHALL REPLACE AND/OR RESTORE ALL COMPONENTS OF SUCH
SYSTEMS.  THIS WORK SHALL BE INCIDENTAL TO THE PROJECT.

9. RIGHT-OF-WAYS AND FRONT OF LOTS DISTURBED BY CONSTRUCTION SHALL BE RESTORED BY TOPSOIL, SEED AND MULCH.

10. THE CONTRACTOR IS REQUIRED TO CONFINE CONSTRUCTION ACTIVITIES TO THE LIMITS OF THE SITE AS SHOWN ON THE
CONSTRUCTION PLANS.  ANY DAMAGE OR DISRUPTION TO ADJACENT SITES IS THE RESPONSIBILITY OF THE CONTRACTOR TO
CORRECT IMMEDIATELY.  NO OFF-SITE WORK SHALL BE PERFORMED OUTSIDE OF PUBLIC RIGHTS-0F-WAY OR DEDICATED
EASEMENTS WITHOUT PRIOR WRITTEN APPROVAL OF THE PROPERTY OWNER.

11. GREAT CARE SHALL BE TAKEN TO AVOID DAMAGE TO VEGETATION OUTSIDE THE CLEARING AND GRUBBING LIMITS. NO DRIVING
OR PARKING OF VEHICLES AND/OR STORAGE OF MATERIALS AND SUPPLIES SHALL BE PERMITTED OUTSIDE THE LIMITS OF
CONSTRUCTION.

12. THE PROTECTION OF EXISTING TREES, AS REQUIRED, SHALL BE SOLELY THE CONTRACTOR'S RESPONSIBILITY.

13. FINAL CLEANUP AND RESTORATION SHALL CONSIST OF FINE GRADING OF CONSTRUCTION AREAS, REMOVAL OF
CONSTRUCTION SIGNS, ETC. TOPSOIL SHALL BE SPREAD OVER ALL DISTURBED AREAS, FOLLOWED BY SEED, FERTILIZER AND
EROSION MAT OR STRAW MULCH, OR AS FURTHER REQUIRED BY THE LANDSCAPING PLANS AND SPECIFICATIONS.  ALL
REQUIRED RESTORATION ITEMS NOT SPECIFICALLY IDENTIFIED AS A PAY ITEM SHALL BE CONSIDERED INCIDENTAL TO THE
CONTRACT.

14. ALL RESTORATION SHALL BE SPECIFIED ON THE PLANS AND IN THE SPECIFICATIONS.  NON PAY ITEMS SHALL BE INCIDENTAL TO
THE PROJECT.

15. THE CONTRACTOR AND/OR HIS SUBCONTRACTORS SHALL NOTIFY THE VILLAGE OF LAKE ORION, ORION TOWNSHIP FIRE
DEPARTMENT, THE ORION TOWNSHIP POLIC DEPARTMENT, MDOT AND THE OAKLAND COUNTY ROAD COMMISSION TWO (2)
WEEKS PRIOR TO THE BEGINNING OF CONSTRUCTION.

16. THE CONTRACTOR SHALL PROVIDE NECESSARY SIGNS, BARRICADES, AND LIGHTS TO PROTECT THE TRAFFIC AND THE WORK
AS DIRECTED BY THE FIELD ENGINEER OR THE ROADWAY JURISDICTIONAL AGENCY. ALL TRAFFIC CONTROL SHALL BE IN
ACCORDANCE WITH THE MICHIGAN MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES (MMUTCD.)

17. ALL LOT MARKERS AND MONUMENT POINTS DISTURBED DURING CONSTRUCTION SHALL BE REPLACED BY A REGISTERED LAND
SURVEYOR AT THE EXPENSE OF THE CONTRACTOR.

18. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL DEWATERING REQUIRED TO CONSTRUCT THE PROPOSED UTILITIES AND
SHALL BE DONE PER APPROVED DEWATERING PLAN. COST OF DEWATERING SHALL BE INCIDENTAL TO THE PROJECT.

APPROVALS AND PERMITS

NAME SUBMITTAL DATE APPROVAL DATE
SITE PLAN

PERMIT NO.

VILLAGE ENGINEERING APPROVAL

-OAKLAND COUNTY SANITARY APPROVAL

VILLAGE WATERMAIN APPROVAL

-VILLAGE SANITARY APPROVAL

OCWRC SESC PERMIT

RCOC UTILITY PERMIT

RCOC APPROACH PERMIT

-- -

EGLE WETLAND PERMIT

-

-

-

-02.29.2024

-

-

-

-

-

-

-

-

- - -

-- -

- - -
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DEMOLITION NOTES:
1. WITH THE EXCEPTION OF AN AMOUNT OF EXCAVATED MATERIALS SUFFICIENT

FOR BACKFILLING AND  CONSTRUCTION OF FILLS AS CALLED FOR ON THE PLANS
AND AS INDICATED BELOW, ALL BROKEN CONCRETE,  STONE AND EXCESS
EXCAVATED MATERIALS SHALL BE DISPOSED OF BY THE CONTRACTOR.

2. THE CONTRACTOR WILL BE REQUIRED TO OBTAIN THEIR OWN DISPOSAL
GROUND, AND WILL RECEIVE NO ADDITIONAL COMPENSATION FOR DISPOSING
OF ANY OF THE EXCESS MATERIALS.  MATERIALS ACCEPTABLE TO THE
ENGINEER MAY BE DISPOSED OF ON-SITE AT THE CONTRACTORS EXPENSE IN A
MANNER APPROVED IN ADVANCE BY THE ENGINEER.

3. EXISTING UTILITIES ON SITE WILL BE CAPPED OR BULK-HEADED AT THE MAIN IN
ACCORDANCE WITH VILLAGE OF LAKE ORION AND SERVICE PROVIDER
STANDARDS.  ALL BULKHEADING AND/OR SEWER PIPE REMOVAL NECESSITATED
BY THE REMOVAL OF DRAINAGE STRUCTURES SHALL BE INCLUDED IN THE
STRUCTURE REMOVAL.

4. THE CONTRACTOR SHALL COORDINATE WITH AFFECTED UTILITY COMPANIES
FOR THE REMOVAL OR RELOCATION OF UTILITY AND LIGHT POLES.

5. STREET SIGNS IN THE WAY OF CONSTRUCTION WILL BE REMOVED AND RESET
IMMEDIATELY IN A TEMPORARY LOCATION, AS APPROVED BY THE FIELD
ENGINEER.

6. THE CONTRACTOR SHALL PROTECT ALL EXISTING SIGNS AND POSTS
SCHEDULED TO REMAIN, AS DIRECTED BY THE FIELD ENGINEER.

7. ALL UNDERGROUND UTILITIES NOT INDICATED FOR REMOVAL SHALL BE
PROTECTED THROUGHOUT CONSTRUCTION.

8. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROTECTING ALL PRIVATE
PROPERTY (INCLUDING BUILDINGS AND FOUNDATIONS) THROUGHOUT
CONSTRUCTION AND SHALL MAINTAIN SAFE PEDESTRIAN ACCESS AT ALL TIMES.

9. EXISTING PAVEMENTS, SIDEWALKS, CURBS, DRIVEWAYS, GUTTERS,
CROSSWALKS, AND OTHER BITUMINOUS OR CONCRETE SURFACES TO BE
REMOVED, SHALL BE REMOVED TO THE LIMITS SHOWN, NEAREST JOINT OR AS
REQUIRED BY THE FIELD ENGINEER. REMOVAL SHALL BE CAREFULLY DONE AND
TO A NEAT LINE. CONCRETE SAWS OR OTHER MECHANICAL EQUIPMENT
APPROVED BY THE FIELD ENGINEER SHALL BE USED ON THIS WORK.

NO. EX DOCKS: 6
NO. EX BOAT SLIPS: 9
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SNUG HARBOR

SUBMIT FOR SITE PLAN
APPROVAL02.29.2024

RESUBMIT FOR SITE PLAN
APPROVAL04.04.2024

SITE AND PAVING
PLAN

1"=10'
C3

SITE PLAN NOTES:
SITE AREA: 12,878 SF, 0.296 ACRES
ZONING: MU, MIXED USE
ALLOWED DENSITY: 15 RESIDENCES/ACRE
15 RESIDENCES / ACRE x 0.296 ACRES: 4.43 RESIDENCES

PROPOSED RESIDENCES:
TOWNHOMES 2 RESIDENCES
STACKED FLATS 2 RESIDENCES
TOTAL 4 RESIDENCES

PROPOSED BEDROOM BREAKDOWN:
2-BEDROOM RESIDENCES 2 RESIDENCES
3-BEDROOM RESIDENCES 2 RESIDENCES
TOTAL 4 RESIDENCES

OPEN SPACE: 4,067 SF / 0.089 ACRES
31.5%

MAXIMUM COVERAGE:

PARKING:
REQUIRED: MULTI-FAMILY REQUIREMENTS

2 SPACES PER UNIT
4 x 2 = 8 SPACES
TOTAL REQUIRED: 8 SPACES

PROVIDED:
GARAGE SPACES 6 SPACES
DRIVEWAY SPACES 6 SPACES
TOTAL SPACES 12 SPACES

NOTES:
1. SNUG HARBOR IS PROPOSED MULTI-FAMILY RESIDENCE COMMUNITY.
2. TRASH RECEPTACLES WILL BE STORED IN THE RESIDENCE GARAGES AND ROLLED OUT

ON GARBAGE DAY.

AREA, HEIGHT, BULK AND PLACEMENT REGULATIONS:

SETBACKS

PROPOSED REQUIRED
FRONT (MINIMUM) 10' 10'
FRONT (MAXIMUM) 33.7' 25'
WATER 25' 25'
SIDE 2' 0'

MAX. LOT COVERAGE 42% 50%

BUILDING HEIGHT: 28' - 7 9 64"

EXISTING
TOTAL AREA - 12,878 SF
IMPERVIOUS AREA - 3,819.64 SF, 29.7%
PERVIOUS AREA - 9,058.36, 70.3%

PROPOSED
IMPERVIOUS TOTAL - 6,728 SF, 52.2%
   IMPERVIOUS PAVEMENT - 1,301 SF
   IMPERVIOUS BUILDING - 5,427 SF

PERVIOUS TOTAL - 6,150 SF, 47.8%
PERVIOUS PAVEMENT - 1,400 SF
PERVIOUS GREEN SPACE - 4,750 SF

PAVING NOTES:
1. THE PAVING CONTRACTOR SHALL BE REQUIRED TO COORDINATE

THE INSTALLATION OF GAS, ELECTRIC, PHONE, CABLE,
SPRINKLERS, ETC. IN SUCH A MANNER THAT WILL FACILITATE
THEIR PROPER INSTALLATION PRIOR TO PLACING THE PAVEMENT
MATERIALS. ENSURE THAT ALL REQUIRED PIPES, CONDUITS,
CABLES AND SLEEVES ARE PROPERLY PLACED AND THAT THE
TRENCHES ARE PROPERLY BACKFILLED AND COMPACTED.

2. BUTT JOINTS SHALL BE PLACED AT ALL LOCATIONS WHERE AN
EXISTING ASPHALT PAVEMENT SURFACE IS BEING DISTURBED BY
REMOVALS AND/OR THE INSTALLATION OF NEW ASPHALT
PAVEMENT.

3. ALL PAVEMENT AREAS SHOULD BE CLEARED AND GRUBBED BY
REMOVING SURFACE VEGETATION, TOPSOIL, DEBRIS AND OTHER
DELETERIOUS MATERIALS.

4. PROPOSED AGGREGATE BASE SHALL EXTEND A MINIMUM OF 1
FOOT BEYOND THE PAVEMENT EDGE/BACK OF CURB.

5. BARRIER FREE SIGNAGE SHALL BE PLACED IN FRONT OF EVERY
DESIGNATED BARRIER FREE STALL. THE CONTRACTOR SHALL
COORDINATE STANDARD AND VAN ACCESSIBILITY SIGNAGE AS
INDICATED ON THE PLANS.

6. ALL BARRIER FREE RAMPS, WALK, LANDINGS AND CURBS SHALL
BE A.D.A. COMPLIANT AND MEET MDOT STANDARD PLAN R-28.

7. DIMENSIONS ARE TO FACE OF CURB.

NO. PR DOCKS: 3
NO. PR BOAT SLIPS: 6
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GRADING AND
UTILITY PLAN

1"=10'
C4

GRADING NOTES:
1. EXCESS EXCAVATION SHALL BE DISPOSED OF BY THE CONTRACTOR. COST OF DISPOSAL

WILL BE INCIDENTAL TO THE PROJECT.

2. THE FINAL SUB-GRADE SHALL BE THOROUGHLY PROOF-ROLLED UNDER THE
OBSERVATION OF THE SOILS ENGINEER.

3. NO FROZEN MATERIAL SHALL BE PERMITTED AS BACKFILL UNDER ANY ROADWAY,
DRIVEWAY OR PARKING AREA.

4. PRIOR TO THE START OF ANY FILLING, THE CONTRACTOR SHALL REMOVE ALL TOPSOIL
AND ALL OTHER UNACCEPTABLE SOIL FROM THE FILL AREAS, AND PROPERLY BACKFILL
WITH ACCEPTABLE SOIL.

6. GENERAL GRADING REQUIREMENTS ARE AS FOLLOWS:

A. FINISH GRADE AT EXISTING BUILDING SHALL MATCH BRICK LEDGES, DOORWAYS OR
BASEMENT WINDOWS

B. MAINTAIN POSITIVE DRAINAGE AWAY FROM ALL BUILDING: 5% WITHIN THE FIRST 10'
AND 2% AFTER.

C. PAVEMENT SLOPES (1.0% MINIMUM, 4.0% MAXIMUM) UNIFORMLY BETWEEN FINISH
GRADE ON PLANS

D. LAWN AREAS ± 2% MINIMUM TO 33% MAXIMUM

7. PRIOR TO THE PLACEMENT OF ANY BASE ASPHALT OR LEVELING COURSE, THE CURBS
SHALL BE PARTIALLY BACKFILLED AND THE SUB-GRADE SHALL BE PROOF-ROLLED
UNDER THE SUPERVISION OF THE SOILS ENGINEER.

8. ALL SIDEWALK AND PATHWAYS IN ANY PUBLIC R.O.W. SHALL BE INSPECTED BY THE
AGENCY WITH JURISDICTION.

ABBREVIATIONS:
PW - PERMANENT WATER ELEVATION
HW - HIGH WATER / 100 YEAR STORM
         ELEVATION
WS - WATER SURFACE ELEVATION
FB - FREEBOARD ELEVATION
CD - CURB DROP FOR WALK
T/C - TOP OF CURB
G - GUTTER
T/W - TOP OF WALK
B/W - BOTTOM OF WALK
T/A - TOP OF ASPHALT
BR - BOTTOM OF RAMP
TR - TOP OF RAMP
R - RAMP
L - LANDING
T/WALL - TOP OF WALL
B/WALL - BOTTOM OF WALL

UTILITY NOTES:
1. REFER TO ARCHITECTURAL PLANS TO COORDINATE ALL:

A. WATER SUPPLY, METERING, SPRINKLER AND FDC PIPING, DESIGN AND COORDINATION
B. BUILDING SEWER, BUILDING DRAIN DESIGN AND CONNECTIONS TO CLEAN OUTS AND

ROOF CONNECTORS
C. GAS, ELECTRIC AND COMMUNICATION SERVICES, AND LIGHTING DETAILS
D. ALL BUILDING ACCESS WALKS AND ENTRY DETAILS, INCLUDING SUPPORTED SLABS
E. ALL WORK TO CONSTRUCT THE BUILDING AND ALL ITEMS CONNECTED TO IT

2. ALL TRENCHES WITHIN A ONE ON ONE SLOPE OF PAVEMENT SHALL BE BACKFILLED WITH
SAND (MDOT CLASS II MINIMUM) AND MECHANICALLY COMPACTED IN NOT MORE THAN 9"
LAYER TO 95% MAXIMUM DRY DENSITY PER MODIFIED PROCTER COMPACTION TEST ASTM
D-1557. COMPACTED SAND BACKFILL SHALL ALSO BE PROVIDED FOR ALL SEWER
TRENCHES LOCATED UNDER, OR WITHIN, THREE FEET OF PAVEMENT.

3. A MINIMUM VERTICAL CLEARANCE OF 18 INCHES IS REQUIRED AT UTILITY CROSSINGS
(MEASURED FROM THE OUTSIDE OF PIPE TO THE OUTSIDE OF PIPE). POSITIVE
PROVISIONS SHALL BE MADE TO ENSURE THAT ALL UTILITY TRENCHES ARE FREE
DRAINING DURING ALL PHASES OF CONSTRUCTION.

4. THE MINIMUM SLOPE FOR A BUILDING LEAD IS 1%. LEADS SHALL ONLY BE CONNECTED TO
THE MAIN LINE WITH WYES.

5. ALL STORM SEWER PIPE SHALL BE CONSTRUCTED WITH RUBBER GASKET (PREMIUM)
JOINTS. UNLESS ALTERNATE APPROVED BY CITY ENGINEER.

6. THE CONTRACTOR SHALL COORDINATE THE REMOVAL OF ALL UTILITY LINES AND
STRUCTURES, AS OUTLINED ON THE DEMOLITION PLAN, WITH THE INSTALLATION OF
UTILITY IMPROVEMENTS.

7. CONTRACTOR SHALL BE REQUIRED TO COORDINATE THE INSTALLATION OF GAS,
ELECTRIC, PHONE, CABLE, SPRINKLERS ETC., IN SUCH A MANNER THAT WILL FACILITATE
THEIR PROPER INSTALLATION PRIOR TO PLACING THE PAVEMENT MATERIALS. ENSURE
THAT ALL REQUIRED PIPES, CONDUITS, CABLES AND SLEEVES ARE PROPERLY PLACED
AND THAT THE TRENCHES ARE PROPERLY BACKFILLED AND COMPACTED.

8. THE CONTRACTOR SHALL REMOVE UTILITIES, WHICH HAVE BEEN ABANDONED IN PLACE,
AS REQUIRED TO COMPLETE INSTALLATION OF NEW UTILITIES. WHENEVER ABANDONED
UTILITIES ARE CUT, CONTRACTOR SHALL COMPLETELY CAP BOTH ENDS TO PREVENT THE
INFILTRATION OF SOILS.

9. NO CONNECTION MAY BE MADE TO ANY EXISTING WATER MAIN UNTIL THE NEW MAIN HAS
PASSED ALL PRESSURE AND BACTERIOLOGICAL TESTING.

10. ROADWAY, DRIVEWAY AND PARKING AREA CROSSINGS SHALL BE TEMPORARILY
CONDITIONED IMMEDIATELY AFTER CROSSING BY PLACING 8" OF MDOT 22A GRAVEL OR
SLAG AGGREGATE, AND SHALL BE MAINTAINED IN GOOD, DUST FREE CONDITION UNTIL
PAVEMENT RESTORATION IS MADE.

11. WATERMAIN SHALL HAVE A MINIMUM OF 5.5 FEET OF COVER.

CONNECT NOTE:
CONTRACTOR SHALL EXPOSE EXISTING
UTILITIES AT ALL PROPOSED CONNECTIONS
AND CROSSINGS AND SUPPLY ELEVATIONS
AND LOCATIONS TO THE DESIGN ENGINEER
TO CONFIRM OR ADJUST DESIGN.

CONNECT
UTILITIES

NOTES:
1. CGM - COMPACTED CL II GRANULAR MATERIAL

UTILITY PIPE MATERIALS:
LEADS:
SL - SANITARY LEAD, 6" PVC SDR 23.5
WS - WATER LEAD, SDR9 POLY BLUE PVC 200 PSI PIPE
OR APPROVED EQUAL
FS - FIRE LEAD, COPPER TYPE 'K"

NOTE: CALCULATIONS ARE BASED ON OCWRC PRESENTATION ON XX.XX.2024 AND ARE NOT
INCLUDED IN THE CURRENT MANUAL.  CALCULATIONS ARE IN THE PROCESS OF BEING
INCORPORATED INTO THE OCWRC STORMWATER MANUAL.

DRAFT OCWRC MEP
CALCULATIONS
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SITE NOTES AND
DETAILS

NA
C5

SOIL EROSION AND SEDIMENTATION CONTROL NOTES:
1. CONTRACTOR SHALL COMPLY WITH REQUIREMENTS OF THE SOIL EROSION AND SEDIMENTATION CONTROL ACT OF

THE STATE OF MICHIGAN, PART 91 OR ACT 451, OF THE PUBLIC ACTS OF 1994 AND THE REQUIREMENTS OF OAKLAND
TOWNSHIP AND THE OAKLAND COUNTY WATER RESOURCE COMMISSION.

2. A SOIL EROSION AND SEDIMENTATION CONTROL PERMIT WILL BE REQUIRED FROM THE OAKLAND COUNTY WATER
RESOURCES COMMISSIONER'S OFFICE.

3. THE CONTRACTOR SHALL CONDUCT OPERATIONS IN A MANNER THAT WILL REDUCE ACCELERATED EROSION TO THE
PRACTICAL MINIMUM AND PREVENT DAMAGING SILTATION TO EXISTING SEWERS AND WATER COURSES LEADING
FROM THE WORK SITE.

4. THE CONTRACTOR SHALL CONDUCT WORK IN SUCH A MANNER AS TO PREVENT THE ENTRY OF FUELS, OILS,
BITUMINOUS MATERIALS, CHEMICALS, SEWERAGE OR OTHER HARMFUL MATERIALS INTO NEARBY LAKES AND
STREAMS.

5. WASTE DISPOSAL AREAS SHALL BE SELECTED BY THE CONTRACTOR WITH FULL CONSIDERATION OF EROSION AND
SEDIMENT CONTROL, SELECTION OF DISPOSAL SITE, AND CONTROL OF OPERATIONS,AND THE RESTORATION OF
SAID AREAS SHALL BE SUBJECT TO THE APPROVAL OF THE ENGINEER.

6. EXCAVATION FROM THE RIGHT-OF-WAY, CHANNELS, OR OTHER MATERIAL SHALL NOT BE DEPOSITED IN OR NEAR
RIVERS, STREAMS OR PONDS WHERE IT MAY ENTER THE WATERWAY.

7. AT THE COMPLETION OF EACH DAY'S CONSTRUCTION, CARE SHALL BE TAKEN TO ENSURE THAT MINIMAL EROSION
WILL OCCUR IN TRENCHES AND TO STOCKPILED MATERIALS UNTIL RESUMPTION OF WORK.

8. CONTRACTOR SHALL CONFINE OPERATIONS TO THE MINIMUM AMOUNT OF WORKING SPACE PRACTICAL TO MINIMIZE
SOIL EROSION.

9. THE PROJECT WILL BE CONTINUALLY INSPECTED BY THE ENGINEER FOR EROSION CONTROL COMPLIANCE.
DEFICIENCIES WILL BE CORRECTED BY THE CONTRACTOR IMMEDIATELY UPON NOTICE OF SUCH DEFICIENCIES.
FAILURE TO CORRECT THE DEFICIENCIES MAY RESULT IN THE ISSUANCE OF A STOP WORK ORDER AND THERE WILL
BE NO CONTRACT TIME EXTENSION GRANTED FOR THIS TYPE OF STOPPAGE.

9. TEMPORARY SOIL EROSION CONTROL MEASURES CONSISTING OF SILT FENCE, INLET FILTERS, MULCHING, AND
GEOTEXTILE AND STONE SHALL BE IMPLEMENTED THROUGHOUT THE ENTIRE CONSTRUCTION PHASE OF THE
PROJECT, AND SHALL BE REMOVED BY THE CONTRACTOR AFTER THE PERMANENT SOIL EROSION MEASURES HAVE
BEEN COMPLETED.

10. STRAW MULCH WITH NETTING TIE DOWN, HIGH VELOCITY MULCH BLANKET OR OTHER APPROVED MULCH SHALL BE
PLACED ON DISTURBED SLOPES WHERE DIRECTED BY THE ENGINEER.

11. STREET SWEEPING OR MUD REMOVAL SHALL BE PERFORMED DAILY FOR MUD TRACKED ONTO PUBLIC STREETS.
12. SILT FENCE SHALL BE INSTALLED AND MAINTAINED ALONG THE DOWN-SLOPE SURFACE, PERPENDICULAR TO THE

DIRECTION OF SHEET FLOW, FOR ALL OPEN-CUT SEWER INSTALLATION AREAS.
13. PERMANENT SOIL EROSION MEASURES CONSISTING OF STORM SEWER, BIOTREATMENT STRUCTURES, AND THE

MIXTURE SEED AND MULCH BLANKET SHALL BE COMPLETED WITHIN 5 CALENDAR DAYS OF FINAL GRADING. IN THE
EVENT IT IS NOT POSSIBLE TO PERMANENTLY STABILIZE THE AREA DUE TO SITE CONDITIONS AND/OR SEASONAL
LIMITATIONS, THE TEMPORARY MEASURES SHALL REMAIN IN FORCE AND SHALL BE MAINTAINED BY THE
CONTRACTOR UNTIL SUCH TIME AS IT IS PRACTICAL TO COMPLETE THE PERMANENT SOIL EROSION CONTROL
MEASURES.

14. THE ENGINEER SHALL HAVE FULL AUTHORITY TO TEMPORARILY SUSPEND WORK IN THE EVENT THAT ANY OF THE
ABOVE REQUIREMENTS ARE NOT BEING MET BY THE CONTRACTOR, OR IF CONDITIONS INDICATE THAT ADDITIONAL
TEMPORARY CONTROL MEASURES ARE WARRANTED, IN THE OPINION OF THE ENGINEER.

15. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE MAINTENANCE OF THE SOIL EROSION CONTROL MEASURES
WITHIN THE CONSTRUCTION AREA UNTIL FULL COMPLETION OF THE PROJECT.

16. THE SOIL EROSION CONTROLS WILL BE MAINTAINED WEEKLY AND AFTER EVERY STORM EVENT BY THE
CONTRACTOR.

17. ACTIVITIES WITHIN WETLAND LIMITS AND CONSERVATION EASEMENT WILL REQUIRE PERMIT FROM MDEQ.

CONCRETE SIDEWALK
N.T.S.

4" CONCRETE SIDEWALK

CONSTRUCTION SEQUENCE:
1. MOBILIZATION
2. INSTALL SILT FENCE AND INLET FILTERS AT

EXISTING CATCH BASINS PER PLAN
3. REMOVALS PER PLAN
4. EARTHWORK OPERATIONS
5. UTILITY INSTALLATION
6. PAVEMENT INSTALLATION
7. RESTORATION
8. SITE CLEAN UP
9. REMOVE SESC MEASURES AFTER STABILIZATION

MAINTENANCE SCHEDULE:
THE CONTRACTOR SHALL INSPECT SESC MEASURES WEEKLY UNDER NORMAL CONDITIONS,
WITHIN 24 HOURS OF EACH RAIN EVENT, AND DAILY DURING A PROLONGED RAIN EVENT BY
DESIGNATED CONTRACTOR.

MEASURE MAINTENANCE SCHEDULE

SILT FENCE INSTALL AT THE START OF CONSTRUCTION PER PLAN. REMOVE
ACCUMULATED SEDIMENTS WHEN DEPTH REACHES  13  TO  12  THE
HEIGHT OF THE FENCE. FABRIC SHALL BE REPLACED IF
DAMAGED.

DUST CONTROL WATER SHALL BE APPLIED TO EXPOSED AREAS BY THE 
CONTRACTOR IN THE EVENT OF EXCESSIVE AIRBORNE DUST.
DUST CONTROL SHALL BE APPLIED AS DIRECTED BY THE
ENGINEER OR SOIL EROSION PERMITTING AGENCY.

VEGETATION (PERM) SEED SHALL BE WATERED AND MULCH MAINTAINED UNTIL 
VIGOROUS TURF HAS BEEN ESTABLISHED.

MUD MAT INSTALL AT THE START OF CONSTRUCTION PER PLAN. REMOVE
ACCUMULATED SEDIMENTS, ADD STONE AS NEEDED AND 
REQUIRED BY THE ENGINEER, AND REPLACE GEOTEXTILE IF 
DAMAGED.

SITE DATA:
AREA OF DISTURBANCE: 0.28 ACRES

DISTANCE TO NEAREST LAKE OR STREAM: LAKE ORION LOCATED ON THE
PROPERTY

SOIL TYPES: 59 - URBAN LAND, 60B,C - URBAN
LAND-MARLETTE COMPLEX

TEMPORARY SOIL EROSION MEASURES: SILT FENCE, MUD MAT, MULCH
BLANKET, DUST CONTROL

PERMANENT SOIL EROSION MEASURES: TOPSOIL, SEED, & MULCH, NATIVE
VEGETATION, RIP RAP

*
4"

4,000 PSI CONCRETE (MDOT P1)

STANDARD RESIDENTIAL
DRIVEWAY PAVEMENT SECTION
N.T.S.

COMPACTED SUBGRADE (PER SPECS)
COMPACTED SAND BASE

NOTE:
1. NO EROSION CONTROL MATTING IS PERMITTED IN THE WETLAND

AREAS PER EGLE PERMIT.  EROSION CONTROL BLANKETS WITHOUT
PLASTIC ARE ALLOWED IN THE UPLAND.

PERMEABLE PAVER PATIO
N.T.S.

OR APPROVED EQUAL

64

Section 8, Item A.

AutoCAD SHX Text
4" 4,000 psi CONCRETE

AutoCAD SHX Text
COMPACTED SUBGRADE TO 95% MOD. PROCTOR

AutoCAD SHX Text
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LANDSCAPE PLAN

9 FLN

RB3'' CAL. B&B

 PLANT LIST: XXX
X

TREES:
NO. COMMON NAME SIZE SYMBOL

COMMON NAME BOTANICAL NAME

PERENNIALS:
COMMON NAME BOTANICAL NAMENO. SIZE SYMBOL
HORSETAIL GRASS EQUISETUM HYEMALE18 HTG1 GAL. POT

NO. SIZE SYMBOL
SHRUBS:

SPRINTER BOXWOOD BUXUS MICROPHYLLA 'BULTHOUSE' PP25896 57 BOX30" DIA.  B&B
FINE LINE RHAMNUS FRANGULA 5-6' HT. B&B

ARNOLD TULIP TREE LIRIODENDRON TULIPIFERA 'ARNOLD'4 3'' CAL. B&B TU

SKYROCKET JUNIPERS JUNIPERUS SCOPULORUM 'SKYROCKET'7 4-5' HT. B&B SKY

RIVER BIRCH BETULA NIGRA 6

STARRY STARRY NIGHT HIBISCUS HIBISCUS STARRY STARRY NIGHT 7 HYB1 GAL. POT

ORCHID FROST LAMIUM LAMIUM MACULATUM ORCHID FROST PPAF1112254 LAM1 GAL. POT
OVERDAM FEATHER REED GRASS CALAMAGROSTIS X ACUTIFLORA OVERDAM12 OFR3 GAL. POT

PURRSIAN BLUE CATMINT NEPETA FAASSENII 'PURRSIAN BLUE' 47 CAT2 GAL. POT

JAPANESE IRIS IRIS ENSATA8 1 GAL. POT IRS

BUTTONBUSH CEPHALANTHUS OCCIDENTALIS8 BUT
RED-OSIER DOGWOOD CORNUS STOLONIFERA8 RED
NINEBARK PHYSOCARPUS OPULIFOLIUS8 NINWINTERBERRY ILEX VERTICILLATA8 WIN

1 GAL. POT
1 GAL. POT
1 GAL. POT
1 GAL. POT

’

EDGE OF LAWN
3' WEST OF
MAIN WALK

                                      

NOTE:
1. NO EROSION CONTROL MATTING IS PERMITTED IN THE WETLAND

AREAS PER EGLE PERMIT.  EROSION CONTROL BLANKETS WITHOUT
PLASTIC ARE ALLOWED IN THE UPLAND.

2. WATER'S EDGE SHRUBS PER EGLE PERMIT.  ALTERNATE VARIETIES
LISTED BELOW ARE ALLOWED IF NECESSARY DUE TO AVAILABILITY.
QUANTITY OF SPECIMENS SHOULD BE THE SAME AND THERE SHOULD
BE A MINIMUM OF THREE NATIVE SPECIES INSTALLED.

TU
4

CAT
7

RB
6

WETLAND EDGE SEED MIX
645 SF

UPLAND SEED MIX
2011 SF

BUT
4

RED
4

WIN
4

NIN
4

BUT
4

RED
4

NIN
4

WIN
4

FLN
3

MEG
3

MEG
3

SKY
3

OFR
3

SKY
3

SKY
1

CAT
4

CAT
20

CAT
6

OFR
9

BOX
20

IRS
4

HYB
1

HTG
10

IRS
4

FLN
6

BOX
10

LAM
12

BOX
11

LAM
8

HYB
4

HYB
2

BOX
6

LAM
6

LAM
28

HTG
8

BOX
10

1"=10'
L1
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WETLAND EDGE SEED MIX:  SEDGES AND GRASSES:  :  CAREX CRISTATELLA     CRESTED OVAL SEDGE  CRESTED OVAL SEDGE  CAREX LURIDA      BOTTLEBRUSH SEDGE  BOTTLEBRUSH SEDGE  CAREX VULPINOIDEA     FOX SEDGE  FOX SEDGE  ELEOCHARIS PALUSTRIS     SPIKERUSH  SPIKERUSH  ELYMUS VIRGINICUS      VIRGINIA WILD RYE  VIRGINIA WILD RYE  GLYCERIA STRIATA      FOWL MANNA GRASS  FOWL MANNA GRASS  LEERSIA ORYZOIDES     RICE CUTGRASS  RICE CUTGRASS  SCIRPUS ATROVIRENS     GREEN BULRUSH  GREEN BULRUSH  SCIRPUS CYPERNIUS     WOOLGRASS   WOOLGRASS   SPARGANIUM EURYCARPUM    BURREED  BURREED  TEMPORARY GRASSESER: : AVENA SATIVA      COMMON OATS  COMMON OATS  LOLIUM MULTIFLORUM     ANNUAL RYE  ANNUAL RYE  FORBS : ACORUS CALAMUS      SWEET FLAG  SWEET FLAG  VERBESINA ALTERNIFOLIA    WINGSTEM  WINGSTEM  ALISMA SPP.       WATER PLANTAIN  WATER PLANTAIN  ASCLEPIAS INCARNATA     SWAMP MILKWEED  SWAMP MILKWEED  ASTER PUNICEUS      BRISTLY ASTER  BRISTLY ASTER  BIDENS SPP.       BEGGAR’S TICK    BEGGAR’S TICK    S TICK    HELENIUM AUTUMNALE     SNEEZEWEED  SNEEZEWEED  IRIS VIRGINICA       BLUE FLAG IRIS  BLUE FLAG IRIS  LOBELIA SIPHILITICA     GREAT BLUE LOBELIA  GREAT BLUE LOBELIA  PELTANDRA VIRGINICA     ARROW ARUM  ARROW ARUM  RUDBECKIA LACINIATA     WILD GOLDEN GLOW  WILD GOLDEN GLOW  SAGITTARIA LATIFOLIA     ARROWHEAD  ARROWHEAD  CASSIA HEBECARPA     WILD SENNA  WILD SENNA  THALICTRUM DASYCARPUM    LATE MEADOW RUE  LATE MEADOW RUE  VERBENA HASTATA      VERVAIN VERVAIN 
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UPLAND SEED MIX:  BOTANICAL NAME COMMON NAME  COMMON NAME  PERMANENT GRASSES/SEDGES  CALAMAGROSTIS CANADENSIS BLUEJOINT GRASS                                               BLUEJOINT GRASS                                               CAREX CRISTATELLA CRESTED OVAL SEDGE CRESTED OVAL SEDGE CAREX LURIDA BOTTLEBRUSH SEDGE BOTTLEBRUSH SEDGE CAREX SPP. PRAIRIE SEDGE SPECIES  PRAIRIE SEDGE SPECIES  CAREX STIPATA COMMON FOX SEDGE  COMMON FOX SEDGE  CAREX VULPINOIDEA BROWN FOX SEDGE BROWN FOX SEDGE ELYMUS CANADENSIS CANADA WILD RYE CANADA WILD RYE ELYMUS VIRGINICUS VIRGINIA WILD RYE VIRGINIA WILD RYE GLYCERIA STRIATA FOWL MANNA GRASS FOWL MANNA GRASS JUNCUS EFFUSUS COMMON RUSH COMMON RUSH JUNCUS TENUIS PATH RUSH PATH RUSH TEMPORARY COVER  AVENA SATIVA COMMON OAT COMMON OAT FORBS  ALISMA SUBCORDATUM COMMON WATER PLANTAIN COMMON WATER PLANTAIN EUTHAMIA GRAMINIFOLIA COMMON GRASS-LEAVED COMMON GRASS-LEAVED GOLDENROD IRIS SPP. BLUE FLAG SPECIES BLUE FLAG SPECIES LIATRIS SPICATA MARSH BLAZING STAR MARSH BLAZING STAR LOBELIA SIPHILITICA GREAT BLUE LOBELIA GREAT BLUE LOBELIA LYCOPUS AMERICANUS COMMON WATER HOREHOUND COMMON WATER HOREHOUND MIMULUS RINGENS MONKEY FLOWER MONKEY FLOWER PYCNANTHEMUM VIRGINIANUM COMMON MOUNTAIN MINT COMMON MOUNTAIN MINT RUDBECKIA HIRTA BLACK-EYED SUSAN BLACK-EYED SUSAN RUDBECKIA TRILOBA BROWN-EYED SUSAN BROWN-EYED SUSAN ZIZIA AUREA GOLDEN ALEXANDERS GOLDEN ALEXANDERS 
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LANDSCAPE
DETAILS
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EVERGREEN TREE PLANTING DETAIL SHRUB PLANTING DETAIL

SHRUB HEDGE PLANTING DETAIL

GROUNDCOVER PLANTING DETAIL

LAWN SEED MIX:

PERENNIAL PLANTING DETAIL

 TREE / SHRUB PLANT DIAPER DETAIL

LANDSCAPE CONTRACTOR'S
"TWO-YEAR IRRIGATION REQUIREMENT PERIOD"

GENERAL NOTES:PLANT NOTES:
1. Plant materials shall be sound, heathy vigorous, free from plant diseases and insects or their

eggs, and shall have normal, healthy root systems.  Caliper measurements shall be taken 6:
above the ground level.  All other measurements shall be in accordance with the latest edition
of "American Standard for Nursery Stock"       (ANSI Z-60.1 + A3002004.)

2. Planting bed soil for annuals shall be screened topsoil.  To deter weed growth during the
establishment of annual, & perennial bed, apply a pre-emergent ('Preen' or equal) after
planting 2-3 times per growing season, at a rate per recommendation of product manufacturer.

3. Planting pockets shall be no deeper than the height of the root ball, saucer shall be made on
the edges of the plant pocket.

4. All tree wrap shall be removed upon planting.
5. Mulch shall be shredded hardwood bark, free from deleterious materials and suitable as a top

dressing of planting beds and individual tree plantings.
6. Trees shall be mulched with minimum of 3" deep hardwood bark mulch.
7. Grass seed shall be certified turf grass seed complying with A.S.P.A. specifications, and free

of weed seeds and undesirable native grasses.  Seeded areas shall not be permitted to dry
out.  All lawn areas shall be fertilized and watered as required during the first growing season
to maintain a dense and vigorous growing lawn.

8. Plants shall be guaranteed for two complete growing seasons (24 months).  Dead material
shall be replaced as needed prior to the expiration of the guarantee period, in accordance with
the local ordinance requirements.

9. Contractor shall provide in writing a list of recommended maintenance procedures for the first
two (2) growing seasons.

10. Remove top 13 of burlap on root ball or all if wrapped in plastic covering and/or nylon cord.
11. Plant materials shall be used in compliance with the provisions of the local ordinance and shall

be nursery grown, free of pests and diseases, hardy in this county, in conformance with the
standards of the American Association of Nurserymen, and shall have passed inspections
required under state regulations.  In addition, plant materials shall conform to the standard of
the county cooperative extension service.

1. All Construction shall conform to the current standards and specifications of local ordinances.
2. All areas not built, landscaped, or paved upon shall be seeded or sodded.  Terra seed system

or approved equal is encouraged.
3. Contractor to provide tree gaters, one per tree as shown on plan, to convey water for the first

two years.
4. Two (2) year guarantee period begins at Final Inspection of landscape material by the City's

representative, a landscape architect or nurseryman, and prior to the authorization of the
occupancy permit.  This is the first of two (1 of 2) required City inspections of the Landscape
Plan installation.

5. Building Department will not release construction bonds until City approved landscape
architect or nurseryman has inspected the site and approved the installation of landscape
plans.  Final bond will not be released until the two (2) year guarantee expires and final
inspection is made.

6. Owner is then responsible for care and maintenance of all plants upon return of bonds.  All
plant material is to be maintained for the natural life of the plant.  No removal of any plants
material is permitted without replacement.

It shall be the responsibility of the landscape contractor to program and periodically adjust the
irrigation system (provided by others) as required to ensure delivery of proper and adequate
water supply to all plant material, and seeded lawn areas serviced by the same irrigation system,
to ensure the establishment of healthy plant material and lawn for their first year of growth.
Following the landscape contractor's two-year irrigation requirement period, the contractor shall
provide the owner with suggested irrigation maintenance schedule for their use.
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Symbol Label Image Quantity Manufacturer
Catalog
Number

Description Wattage Plot

A

14 Lithonia
Lighting

OLCS 8 DDB OUTDOOR CAST SCONCE
W/DR3 FROSTED LENS;
BROWN

8.93

B

4 Lithonia
Lighting

CLF1 (40A19) 6" LENSED DOWNLIGHT
WITH FLUSH OPAL
PLASTIC LENS.

40

Mounting height is measured from grade to face of fixture. Pole height chould be
calculated as the mounting height less base height.

The Engineer and/or Architect must determine applicability of the layout to
existing/future field conditions. This lighting layout represents illumination levels
calculated from laboratory date taken under controlled conditions in accordance
with illuminating engineering society approved methods. Actual performance of
any manufacturer's luminaire may vary due to cariation in electrical voltage,
tolerance in lamps, and other variable field conditions. Mounting heights indicated
are from grade and/or floor up.

These lighting calculations are not a substitute for independent engineering
analysis of lighting system suitability and safety. The Engineer and/or Architect is
responsible to review for Michigan Energy Code and Lighting Quality Compliance.

Unless exempt, project must comply with lighting controls requirements defined
in ASHRAE 90.1 2013.

This drawing was generated from an electroinc image for estimation purpose
only. Layout to be verified in field by others. Site to comply with all lighting
requirements.

Mounting Height Note

General Note

Drawing Note

LIGHTING PLAN

LI-1

Statistics

Description Symbol Avg Max
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April 23, 2024 

 

 

Planning Commission 

Village of Lake Orion 
21 E. Church St. 

Lake Orion, MI 48362 

 

Subject: VLO-24-01 Snug Harbor (160 Heights Road), Site Plan Review #2 

 

 
Dear Commissioners: 

Snug Harbor (the “Project”) is a site plan application for a four-unit multiple-family development at 160 Heights 
Road, developed by Snug Harbor Orion, LLC (the “Applicant”),a subsidiary of Moceri Companies. The Project is 
located on one parcel (09-11-403-006) north of Heights Road and west of Broadway (M-24). The approximate 
parcel location is shown below in the yellow outline. The Project scope includes the following: 

• Demolition of primary commercial structure and two accessory buildings; 

• Construction of two (2) townhomes and two (2) stacked flats for a total of four (4) dwelling units; 

• General site improvements such as landscaping, lighting, interior sidewalk, utilities, etc. 

  

Mystic Cove 

Mystic Cove 

Site 
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SUMMARY OF COMPLIANCE 
 

Ordinance Standards Compliance Comments 

1. Required Information Complies. See Item #1 

2. Use & Harmonious Design May comply MU zoning and use clarification; see Item #2. 

3. Dimensional Standards Complies See Item #3. 

4. Natural Features / Landscaping May comply Corrections and waiver required. See item #4. 

5. Access & Circulation Does not comply Pedestrian access (sidewalks) required. See Item #5. 

6. Parking & Loading Does not comply Additional off-street parking required; See Item #6. 

7. Building Design & Architecture May comply Applicant to provide materials and renderings to PC. See Item #6. 

8. Engineering / SWM Complies See Engineer’s report dated April 23, 2024. 

9. Lighting Complies See item #9. 

 
RECOMMENDATION 

We recommend the Planning Commission approve the site plan for the 4-unit multi-family development known as 
“Snug Harbor, located at 160 Heights Road, provided that:  

• The landscape plan is corrected. 
• The Planning Commission grants a waiver from landscape diversity requirements.  

• The required pedestrian connections are provided.  

• Additional off-street parking is provided OR the Planning Commission approves a lesser parking 

requirement OR the Planning Commission approves the off-site parking conditioned upon proper 

authorization being received from Village Council. 

• The Planning Commission approves of the proposed renderings and materials.  

 

The Planning Commission should also advance a zoning amendment clarifying multiple family residential 
development as a permitted use by-right within the MU District. 

If you have any questions, please do not hesitate to contact us. Thank you. 

Respectfully submitted, 

McKENNA 

  

Gage Belko, AICP    Ashley E. Amey 
Associate Planner   Assistant Planner 
 
CC: Village Manager, Mr. Darwin McClary (mcclaryd@lakeorion.org)  

Village Clerk, Ms. Sonja Stout (stouts@lakeorion.org)   
21 E. Church Street, Lake Orion, MI 48362 
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Site Plan Review 
Standards for Site Plan Approval are set forth by Article 19: Administrative Procedures and Standards. This 
project is reviewed against the Village’s Zoning Ordinance, Master Plan, existing site conditions, and sound 
planning and design principles.  

Underlined text denotes items that require additional information, consideration, or a waiver from the Code.  

We offer the following comments for your consideration:  

1.  REQUIRED INFORMATION 

Section 19.02(D) lists the information required of all site plans undergoing Planning Commission review; the 

applicant has provided the required information.  

2.  USE & HARMONIOUS DESIGN 

Zoning Ordinance Standards: All elements of the site must be harmoniously and efficiently designed in 
relation to the topography, size, and type of land, and the character of the adjacent properties and the 
proposed use. The site will be developed so as not to impede the normal and orderly development or 
improvement of surrounding properties for uses permitted on such property. 

Findings: The site is zoned the MU, Mixed Use District where, per section 9.02(A.10), single-family and 
multiple-family dwelling units are permitted when located above the ground story and subject to the ground 
story being only a non-residential use. However, the Intent of Article 9: MU – Mixed Use District reads:  

“…to promote compatible combinations of commercial, office, service, and residential development along 
M-24 south of Paint Creek to serve as a gateway into the DC, Downtown Center District. Office, 
commercial, and retail development should be located along M-24, with residential land uses located 
along the Lake to buffer existing single-family neighborhoods from the impacts of non-residential uses 
and M-24. Development in this district is intended to serve the nearby neighborhoods and is not intended 
to be highway-oriented in scale. Parking lots should not be exposed to view from M-24 or the Lake but, 
should be screened from these important frontages by buildings. Site design should maintain and 
enhance pedestrian and/or image connectivity to the Downtown area.” 

We find the proposed multi-family use meets the intent and purpose of the Zoning Ordinance in buffering 
nearby single-family uses from extensive development along M-24; however, as written, multiple-family uses 
are not a permitted use within the MU, Mixed Use District unless located above the ground floor (ex: a mixed-
use building with retail on the first floor or a live/work unit). The intent vs. standard has caused conflicting 
interpretations among staff, applicants, and reviewing bodies. Before approving the proposed site plan and 
associated residential-only use for Snug Harbor, the Planning Commission should advance an ordinance 
amendment to permit multi-family uses without a commercial component by-right in the MU District and clarify 
corresponding density requirements. This will serve to better meet the intent of the MU District, support high-
quality residential development, and reduce conflicts of interpretation.   
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3.  DIMENSIONAL STANDARDS 

Zoning Ordinance Standards: The site plan must comply with the district requirements for minimum floor 
area, height of building, lot size, yard space, density and all other requirements as set forth in the Schedule of 
Regulations. 

Findings: The Project complies with the dimensional standards of the MU, Mixed Use District. The table 
below outlines the dimensional standards required and whether compliance has been met:  

Dimensional Measurement Required Proposed Comments 

Max. Density 
 15 DU / acre 
 4.4 DU on-site 

  4 DU / 0.296 acres   Complies. 

Front Yard Setback (Build-To Line) 
10’ (min) 
25’ (max) 

  10’ (min)   Complies. 

Min. Side Yard Setback (both) 0’ 
  2’ (east) 
  25’ (west) 

  Complies. 

Min. Rear Yard Setback 25’   25’   Complies. 

Min. Water Setback 25’   25’    Complies. 

Min. Floor Area: 2-Bedroom Unit 800 sq. ft.    >800 sq. ft.   Complies. 

Max. Building Height** 36’   28’ 7 9/64   Complies. 

Max. Lot Coverage (by structures) 50%   42%   Complies. 

4.  NATURAL FEATURES, SCREENING & LANDSCAPING 

Zoning Ordinance Standards: The existing natural landscape shall be preserved in its natural state as much 
as possible, by minimizing tree and soil removal and by topographic modifications that result in maximum 
harmony with adjacent properties. 

There must be reasonable visual and sound privacy. Fences, walks, barriers, and landscaping must be used, 
as appropriate, for the protection and enhancement of property and the safety and privacy of occupants and 
users. 

Findings:  

Landscaping and Plant Material. The applicant has provided a landscaping plan on sheets L1 and L2. The 
following landscaping and screening standards are relevant to this Project: 

Plant Materials and Landscape Elements. The proposed plant materials and landscape elements must 
be of high quality, be of diverse species types, and follow the required plant material specifications. There 
remain minor discrepancies in plant material specifications (47 persian blue catmint are noted, but only 37 
are shown on the plan; 57 sprinter boxwood are noted, but 47 are shown; “MEG” are noted on the plan 
but are not indicated within the plant list). 

The Ordinance requires that no single plant species comprise more than 20% of any category of plant 
material. The landscaping plan does not meet this diversity requirement; however, we recommend that 
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the Planning Commission waive this requirement, consistent with other multifamily developments in the 
MU district, to promote a cohesive design within a smaller site.  

Existing Plant Materials. The applicant indicates which plant materials are to be kept on Sheet L2, and 
which ones are to be removed on Sheet C2. The Applicant has made a sufficient attempt to preserve and 
incorporate existing plant materials into the new landscaping plan.  

Common Open Space Area. Per section 9.03(C.6), a minimum area of 10% of the lot area must include 
site amenities (pocket parks, plazas, pedestrian areas) over and above the minimum landscape and open 
space Ordinance requirements. The applicant shows over 31% open space reserved.  

Environmentally Sensitive Design. Per section 9.03(D) MU sites must incorporate environmentally 
sensitive design. In the revised submittal, the applicant shows pervious pavement for the proposed patios 
(while also noting infiltration can be hampered by heavy clay soils) and restoration of the natural lake 
edge, including native no-mow seed mix, to serve as natural pre-treatment of runoff before entering the 
Lake. We find the proposed interventions meet this standard of the Ordinance. 

5.  ACCESS & CIRCULATION  

Zoning Ordinance Standards: All buildings or groups of buildings shall be so arranged as to permit 
convenient and direct emergency vehicle access. 

The arrangement of public or common ways for vehicular and pedestrian circulation shall respect the pattern 
of existing or planned streets or pedestrian or bicycle pathways in the vicinity of the site. Streets and drives 
that are a part of an existing or planned street system serving adjacent developments shall be of an 
appropriate width to the volume of traffic they are planned to carry and shall have a dedicated right-of-way 
equal to that specified in a recognized source of reference. 

Where the Planning Commission determines, after expert consultation, that public safety would be 
substantially promoted in a particular location by reducing the number of points of ingress and egress 
between private property and an adjoining highway, cross-access may be required. Shared drive approaches 
between adjoining parcels may also be permitted under this Section. 

Findings:  

Vehicular Access. Vehicular access to the site is provided from three driveways which extend from Heights 
Road to the garages, which face Heights Road. The existing curb cut on Heights Road will be eliminated as 
part of this project. Development standards in the MU District encourage cross-access between sites; given 
the size and characteristics of the site and surrounding neighborhood, we do not find this would serve public 
health, safety, or access. The site plan is subject to the standards of the Township Fire Marshal regarding 
emergency access and fire suppression. Curb cuts onto Heights Road are further subject to the review and 
approval of the Road Commission of Oakland County. 

Boat Docks. For aquatic vehicles, the three docks currently on site will remain. There are 6 existing docks 
with 9 slips on site. Per Section 9.02(B)(9), one (1) boat slip is allowed per 15 feet of lake frontage. Any 
expansion of existing boat docks/slips would require special land use review and approval. The applicant 
proposes a total of 3 docks and 6 slips, which is a reduction of 3 docks and 3 slips. 

Pedestrian Connectivity. Walkways are proposed from the driveways to the front doors and from the rear 
patios to the lakeside docks. Section 9.03(C.1) states that new development should be walkable and include 
pedestrian connections to the downtown center district and nearby neighborhoods. Further, MU District 
development standards specifically state pedestrian connections shall be provided within and between sites in 
the MU district; there is an opportunity to provide connections with the adjacent Mystic Cove development.  
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The applicant states the site’s topography prevents sidewalk installation; this is not substantiated by the 
submitted drawings, which show an east to west elevation change of about one foot. Clearly defined 
pedestrian connections to Mystic Cove and across the site must be provided; this can be done within the 
site’s boundaries or within the ROW after Council approval.  

6.  PARKING & LOADING 

Zoning Ordinance Standards: Off-street parking, loading, and unloading areas and outside refuse storage 
areas, or other storage areas that face or are visible from adjacent homes, or from public thoroughfares, shall 
be screened by walls, fencing or landscaping of effective height. 

Findings: Per Section 14.02, two parking spaces are required per dwelling unit. Both townhomes include a 2-
car garage and both stacked flats include a 1-car garage; as proposed, there is not enough parking for the 
flats to the east. While there is a shared, paved driveway extending from the 1-car garages to the road, these 
are largely within the right of way and do not provide the necessary off-street parking required for the flats. 
The applicant states that this is common in surrounding neighborhoods. While this may be the case for 
existing homes, the standard for new construction requires that 10’x18’ off-street parking spaces must be 
provided. 

For multi-family developments, the Planning Commission may permit up to 50% of the required parking to be 
located off-site, within 300 feet of the site, with written agreement (14.01(A)(6). Because the applicant 
proposes parking within the Village right of way, the Council must agree to the use of this area for private 
residential parking. The Planning Commision may also approve a reduction in off-street parking requirements 
with satisfactory evidence provided by the applicant (14.02(B)(3). 

7.  BUILDING DESIGN & ARCHITECTURE  

Zoning Ordinance Standards: All buildings along the street frontage of the parcel shall have a primary 
entrance or entrances on the façade facing the street. All primary entrances must be accessible to 
pedestrians. Primary entrances should be highlighted through the incorporation of architectural features such 
as canopies, awnings, porticos, raised cornice parapets over the doors arches, large windows, or architectural 
details such as tile work and moldings that are integrated into the building structure and design. 

Building materials used on exteriors of new buildings shall be appropriate for the character and size of the 
proposed building, and shall complement the materials used on surrounding buildings and in the Village 
Downtown. Brick, stone, integrally colored architectural block are preferred building materials. Clapboard 
materials such as cement siding (“Hardy Plank” or similar) and shake shingles are encouraged as accent 
building materials. E.I.F.S. and metal may be acceptable as accent materials only, and should not comprise 
more than 20% of the wall area of any façade. Vinyl or metal siding is discouraged. 

Findings:  

Building Design. The proposed multi-family units have slightly varied front setbacks and façade elements, 
providing relief to the massing of the building. For the façade facing Heights Road, multiple gable roof 
segments, and material variation help ground the design and provide vertical interest. On the lakeside 
elevation, vertical interest is incorporated into the architecture with large windows, covered patios and 
balconies, material variation, and layered gable roof segments.  

Building Materials. The proposed elevations feature material types; however, the material colors are not 
specified within the plans. The proposed materials include board and batten siding, horizontal siding, wood 
accents, and asphalt and metal roofing. 
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The applicant must specify material colors. This can be depicted with renderings and building elevations. 
Material samples and color elevations must be provided to and approved by the Planning Commission. 

8.  ENGINEERING /  STORMWATER MANAGEMENT  

Zoning Ordinance Standards: Appropriate measures shall be taken to ensure that the removal of 
stormwater will not adversely affect adjoining properties or the capacity of the public storm drainage system 
and shall comply with State and Federal standards. Provisions shall be made for the construction of 
stormwater facilities, and the prevention of erosion and dust. Surface water on all paved areas shall be 
collected at intervals so that it will not obstruct the flow of vehicles or pedestrian traffic and will not create 
nuisance ponding in paved areas. 

Adequate services and utilities and improvements shall be available or provided, located and constructed with 
sufficient capacity and durability to properly serve the development. All utilities shall be located underground 
unless modified by the Planning Commission based on persuasive evidence provided by the applicant 
indicating it is not feasible to locate utilities underground. Where possible and practical, drainage design shall 
recognize existing natural drainage patterns. 

Findings: Stormwater pre-treatment infrastructure is not proposed for this Project. All stormwater and utility 
requirements must be addressed to the satisfaction of the Village Engineer.  

9.  LIGHTING 

Zoning Ordinance Standards: Exterior lighting must be arranged so that it is deflected away from adjoining 
properties and so that it does not impede vision of drivers along adjacent streets. 

Findings: Sconces and downlights are proposed within the Project. Driveways and pedestrian walkways 
within the site are proposed to be adequately illuminated (see table).  

Standards Required  Proposed Compliance 

Max. Height of Light Fixtures 22’ or height of building, whichever is less. 16’ Complies 

Max. Illumination at Any Given Point  10 fc. 0.9 fc. Complies 

Max. Illumination at the Property Line 0.5 fc.  0.5 fc. Complies 
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CIVIL ENGINEERS 
 

LAND SURVEYORS 
 

LAND PLANNERS 
 

 NOWAK & FRAUS ENGINEERS  
48680 VAN DYKE, SUITE 200 
SHELBY TOWNSHIP, MI 48317 

WWW.NOWAKFRAUS.COM PHONE: 586.739.0939 

 

 

April 23, 2024 
 
Gage Belko 
Planning and Zoning Coordinator 
Village of Lake Orion 
21 E. Church St.  
Lake Orion, MI 48362 
 
Re: Snug Harbor 
 Site Plan Review #2 
 NFE Job No. O039 
 
Dear Mr. Belko: 
 
We have reviewed the Site Plan for the above referenced site.  Our review is consistent with the requirements 
of Article 19 of the Zoning Ordinance, Section D – Required Information, relevant sections of the Zoning 
Ordinance related to the zoning district, Title XV: Land Usage, of the Lake Orion Code of Ordinances, and 
sound engineering design principles.  We offer the following comments: 
 
Density / Overall Concept: 

1. For Planning Commission consideration: the site is zoned MU, Mixed Use, but is designed using RM 
district density (higher than MU density) while utilizing MU setbacks (less than RM setbacks). This 
feature of the current Zoning regulations allows increased density in MU sites that provide only 
residential (no mixed) uses without providing the non-residential features contemplated in the MU 
zoning designation. 

2. As revised, the site proposes building coverage of ~42% (50% maximum allowed), with 
approximately 52.2% impervious area total. The size of this site is less than 1 acre, and the developer 
is not proposing stormwater detention. The proposed stormwater management features include 
pervious pavement and native, no-mow plant mix along the shoreline. In this instance, we find that 
the design has met the intent of the Village’s adopted stormwater management ordinance provisions 
for improving water quality and decreasing stormwater runoff via pre-approved Best Management 
Practices (BMP). 

 
Plan Contents: 
 

3. The plans show updated property lines and the response letter states that this is the final boundary. It 
appears that the buildings meet the minimum required front yard setback of 10’.  

4. Parking counts are required to be “off-street” parking; the 10’ front setback means half the driveway 
length is located within the street, not off-street, which thus does not meet the Zoning Ordinance 
required parking count. 

5. The landscape plan indicates plantings outside the area identified as the final boundary. If this is 
acceptable to the Village, landscaping in this area will require Road Commission approval for work in 
the Heights Road right-of-way. 

6. The site does not provide pedestrian access along Heights Road. The design engineer has stated 
that there is “little room for a walk outside the pavement”, presumably to the west of this site. The 
topographic survey does not extend the required 50’ beyond the property line to consider this 
statement. The Zoning Ordinance states that “sidewalks and other pedestrian connections shall be 
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Gage Belko 
April 23, 2024 
RE: Snug Harbor Site Plan Review #2 
Page 2 of 2 

 

 NOWAK & FRAUS ENGINEERS  
48680 VAN DYKE, SUITE 200 
SHELBY TOWNSHIP, MI 48317 

WWW.NOWAKFRAUS.COM VOICE: 586.739.0939 

 

provided within and between sites in the MU district.” The word “shall” is prescriptive, thus connection 
to the Mystic Cove development at least is required by the Ordinance wording. 

 
We have no objection to site plan approval subject to comments 4 thru 6, unless such comments are waived 
by or receive a variance from the Village. 
 
We note that the unit floor plans are titled “For Lease Product” and thus assume these units would not be 
individually owned. If the units are to be developed as a condominium, Exhibit B documents must be submitted 
for review.  
 
If you have any questions, please do not hesitate to call. 
 
Sincerely, 
 
Nowak & Fraus Engineers 
 

 
Wendy E. Spence, PE 
Senior Project Manager 
 
CC: Wesley Sanchez, DPW Director 
 Todd Stanfield, LOPD 
 John Pender, Assistant Chief, Orion Township Fire Department 
 Jeffrey Williams, Fire Marshall, Orion Township Fire Department 
 David Goodloe, Building Official, Orion Township 
 Sonja Stout, Clerk, Lake Orion  
 
 
 
 
 
 
 
W:\G500-Z000 Files\O000-FILES\O039\Office\Correspondence\O039 LT-02 Site Plan Review #2 Snug Harbor.docx 

81

Section 8, Item A.



 

 

 

 

 

Charter Township of Orion 
 

3365 Gregory Rd., Lake Orion MI 48359  

www.oriontownship.org 

 

Fire Department  

Phone: (248) 391-0304, ext. 2000 

Fax: (248) 309-6993 
 

 
 

 
 
To: Darwin McClary, Village Manager  

From: Jeff Williams, Fire Marshal  

Re: Snug Harbor Site Plan Review  

Date: 4/15/2023 

 

 

The Orion Township Fire Department has completed its review of the Snug Harbor Application for the 

limited purpose of compliance with the Village of Lake Orion’s Ordinance’s, Michigan Building Code, 

and all applicable Fire Codes.   

 

Based upon the application and documentation provided, the Fire Department has the following 

recommendation:  

  

X Approved 

Approved with Comments (See below) 

Not approved 

 

Comments: None at this time  

  

This approval is limited to the application and materials reviewed which at this time do not raise a 

specific concern with regard to location and/or impact on health and safety.  However, the approval is 

conditioned upon the applicant providing sufficient additional information at time of building permit 

application that includes data or documents, confirming full compliance with all applicable building 

codes, fire codes and Township Ordinances. 

 

If there are any questions, the Fire Department may be reached at 248-391-0304 ext. 2004. 

 

 

Sincerely, 

Jeffrey Williams 
Jeff Williams, Fire Marshal 

Orion Township Fire Department  
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1025 E. Maple Road, Suite 100  |  Birmingham, Michigan  48009  |  Phone (248) 852-3100  |  Fax (248) 852-6372 
 

 
 
 

 
May 1, 2024 
 
Village of Lake Orion 
21 E. Church Street 
Lake Orion, MI 48362 
 
Attn: Mr. Gage Belko 
 GW# 20107.40 
Re: Snug Harbor Site Plan Review #1 
 NFE Job No. O039 
 
Dear Mr. Belko, 
 
Please see the attached revised site plan documents addressing the review comments from Mckenna review letter 
dated March 26, 2024, Nowak and Fraus’s review letter dated March 20, 2024, and Orion Township Fire Department 
review letter dated March 21, 2024 (responses are italicized): 
 
McKenna Review Letter 

1. Before approving the proposed site plan and associated residential-only use for Snug Harbor, the 
Planning Commission should advance an ordinance amendment to permit multi-family uses without a 
commercial component by-right in the MU District and clarify corresponding density requirements. This 
will serve to better meet the intent of the MU District, support high-quality residential development, and 
reduce conflicts of interpretation. 
This issue was already addressed with the approval of Starboard. 

2. There remain minor discrepancies in plant material specifications (47 persian blue catmint are noted, 
but only 37 are shown on the plan; 57 sprinter boxwood are noted, but 47 are shown; “MEG” are noted 
on the plan but are not indicated within the plant list). 
Landscape plans will be revised. 

3. The landscaping plan does not comply with this diversity requirement; however, we recommend that the 
Planning Commission waive this requirement, consistent with other multifamily developments in the MU 
district, to promote a cohesive design within a smaller site. 
As was the case with Starboard, this is a small site where diversity requirements would not allow for a 
cohesive design.  We request a waiver. 

4. The site plan is subject to the standards of the Township Fire Marshal regarding emergency access and 
fire suppression. Curb cuts onto Heights Road are further subject to the review and approval of the 
Road Commission of Oakland County. 
Fire Marshal has provided a letter of approval for this development.  We have submitted a conceptual 
review to the RCOC and no major comments were received.  We will submit for permits with the RCOC 
after site plan approvals. 

5. There is an opportunity to provide connections with the adjacent Mystic Cove development.  The 
applicant states the site’s topography prevents sidewalk installation; this is not substantiated by the 
submitted drawings, which show an east to west elevation change of about one foot. Clearly defined 
pedestrian connections to Mystic Cove and across the site must be provided; this can be done within 
the site’s boundaries or within the ROW after Council approval. 
Since there will be no existing connections on either side of the walk, developer would like to propose to 
pay into a village infrastructure fund for future construction when connecting walks are constructed. 
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Date: 05.01.2024   
Project: 20107.40  

Page:  2 
 

 

1025 E. Maple Road, Suite 100  |  Birmingham, Michigan  48009  |  Phone (248) 852-3100  |  Fax (248) 852-6372 
 

6. While there is a shared, paved driveway extending from the 1-car garages to the road, these are largely 
within the right of way and do not provide the necessary off-street parking required for the flats. The 
applicant states that this is common in surrounding neighborhoods. While this may be the case for 
existing homes, the standard for new construction requires that 10’x18’ off-street parking spaces must 
be provided. For multi-family developments, the Planning Commission may permit up to 50% of the 
required parking to be located off-site, within 300 feet of the site, with written agreement (14.01(A)(6). 
Because the applicant proposes parking within the Village right of way, the Council must agree to the 
use of this area for private residential parking. The Planning Commision may also approve a reduction 
in off-street parking requirements with satisfactory evidence provided by the applicant (14.02(B)(3). 
We request a waiver from the planning commission for this requirement. 

7. The applicant must specify material colors. This can be depicted with renderings and building 
elevations. Material samples and color elevations must be provided to and approved by the Planning 
Commission. 
A rendering will be provided, and material samples will be provided to the planning commission. 

 
Nowak Fraus Review Letter 
Density/Overall Concept: 

1. For Planning Commission consideration: the site is zoned MU, Mixed Use, but is designed using RM district 
density (higher than MU density) while utilizing MU setbacks (less than RM setbacks). This feature of the 
current Zoning regulations allows increased density in MU sites that provide only residential (no mixed) uses 
without providing the non-residential features contemplated in the MU zoning designation. 

As per previous review information, the zoning ordinance points to the RM district for density for sites 
that are strictly residential.  

2. As revised, the site proposes building coverage of ~42% (50% maximum allowed), with approximately 
52.2% impervious area total. The size of this site is less than 1 acre, and the developer is not proposing 
stormwater detention. The proposed stormwater management features include pervious pavement and 
native, no-mow plant mix along the shoreline. In this instance, we find that the design has met the intent 
of the Village’s adopted stormwater management ordinance provisions for improving water quality and 
decreasing stormwater runoff via pre-approved Best Management Practices (BMP). 
Acknowledged.  
  

Plan Contents:  
3. The plans show updated property lines and the response letter states that this is the final boundary. It 

appears that the buildings meet the minimum required front yard setback of 10’. 
Acknowledged. 

4. Parking counts are required to be “off-street” parking; the 10’ front setback means half the driveway 
length is located within the street, not off-street, which thus does not meet the Zoning Ordinance 
required parking count. 
We request a waiver from the planning commission from this requirement. 

5. The landscape plan indicates plantings outside the area identified as the final boundary. If this is 
acceptable to the Village, landscaping in this area will require Road Commission approval for work in the 
Heights Road right-of-way. 
Acknowledged.   

6. The site does not provide pedestrian access along Heights Road. The design engineer has stated that 
there is “little room for a walk outside the pavement”, presumably to the west of this site. The 
topographic survey does not extend the required 50’ beyond the property line to consider this statement. 
The Zoning Ordinance states that “sidewalks and other pedestrian connections shall be provided within 
and between sites in the MU district.” The word “shall” is prescriptive, thus connection to the Mystic Cove 
development at least is required by the Ordinance wording. 
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Since there will be no existing connections on either side of the walk, developer would like to propose to 
pay into a village infrastructure fund for future construction when connecting walks are constructed. 

 

 
Please feel free to contact me if you have any questions.   
 
Respectfully, 
GIFFELS-WEBSTER  
 
 
 
Nancy Standish, PE 
Partner 
 
Cc: Dominic F. Moceri, Moceri Companies (by email) 
Dominick Tringali, Moceri Companies (by email) 
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